
Chisago County, MN 
PLANNING COMMISSION 

Meeting Agenda 
September 7, 2023 | 7:00 pm 

 

Chisago County Government Center | 313 N. Main Street | Center City, MN 55012 
 

Tour Details: Wednesday, September 6, 2023 at 9:00 am  
Departing from Chisago County Highway Department, 31325 Oasis Road, Center City, MN 

 

***NOTICE OF INTERACTIVE PARTICIPATION*** 
Chisago County Planning Commissioner Jim McCarthy will be attending the September 7, 2023 Planning Commission 

meeting via interactive technology, pursuant to Minnesota Statute 13D.02 and Minnesota Department of Administration 
Advisory Opinions 13-009 and 18-019. Commissioner McCarthy, while participating from Home2 Suites at 210 Jay Street, 

La Crosse, WI 54601, will be seen and heard at the meeting via electronic means. This remote location is open and 
accessible to the public.  

 
1. Call to Order – Pledge of Allegiance 

2. Roll Call: Determination of a Quorum 

3. Approval of Agenda 

4. Approval of Minutes 
a. August 3, 2023 Regular Meeting 
b. August 17, 2023 Special Work Session 

5. Receive all Materials and Submittals into Record 
Previously Distributed: 
a. Complete meeting packet including staff reports with attachments for agenda items 6a, 6b and 6c 

6. Public Hearings – New Applications 
a. JDNH Properties, LLC and Nick Hammond – Property owner JDNH Properties, LLC and applicant Nick 

Hammond are requesting an Amendment to a Conditional Use Permit (CUP) allowing a recreational 
campground known as Flickabirds Resort. The proposed Amendment includes an updated legal 
description and expansion of the use through construction of an accessory structure for storage 
purposes. The 23.46± acre subject site is zoned Agricultural (AG) District / Shoreland Management 
District and is located at 50091 Clover Trail in Nessel Township, S23, T37, R22 (PID 06.00520.22). 

b. Janine & Allen Schifsky – Property owners Janine & Allen Schifsky are requesting a Conditional Use 
Permit (CUP) for Rural Retail Tourism in the Agricultural (AG) District. Proposed Rural Retail Tourism 
activities will include, but may not be limited to, mentoring / tutoring sessions, coaching services, sale 
of locally produced goods and agricultural products, tours and photo sessions, with activity taking 
place both within existing structures as well as outdoors. The 10.62± acre subject site is located at 
16559 373rd Street in Amador Township, S30, T35, R19 (PID 01.00153.55). 

c. Kelly Hokanson – Property owner Kelly Hokanson is requesting approval of the Preliminary Plat of 
Hokanson View involving the creation of one 8-acre lot from a 198.03± acre tract of land. The subject 
site is zoned Agricultural (AG) District and generally located approximately one-third of a mile east of 
Government Road / CR 57 on the north side of 460th Street in Sunrise Township, S12, T36, R21 (PID 
09.00523.10). 

7. Public Hearings – Continued Hearings 

8. Old Business 

9. New Business 

10. Communications and Reports 



a. County Board Liaison Report / Update 

11. Miscellaneous 

12. Adjourn Meeting  

• The next special work session is scheduled for Thursday, September 21, 2023 at 6:00 pm. 

• The next regular meeting is scheduled for Thursday, October 5, 2023 at 7:00 pm. 



 
Planning Commission  
Tour Date and Time: 

Wednesday, September 6, 2023 at 9:00 am 
Departing from Chisago County Highway Department  

31325 Oasis Road, Center City, MN 55012 

 

Kelly Hokanson 
XXXX 460th Street 
Sunrise Township 
PID 09.00523.10 

JDNH Properties, LLC 
(Flickabirds Resort) 
50091 Clover Trail 
Nessel Township 
PID 06.00520.22 

Janine & Allen Schifsky 
16559 373rd Street 
Amador Township 
PID 01.00153.55 
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CHISAGO COUNTY 
PLANNING COMMISSION OFFICIAL PROCEEDINGS 

August 3, 2023 
 
The Chisago County Planning Commission met in regular session at 7:00 p.m. on Thursday, August 3, 2023 at the 
Chisago County Government Center. 
 
Staff Present: Beth Gervais, Land Services Coordinator; Kurt Schneider, Environmental Services Director; and, 
Diane Sander, Office Manager.  
 
Chair Yeager called the meeting to order and led the assembly in the Pledge of Allegiance. A roll call of Board 
members was taken. Commission members present: Dave Whitney, Eric Leivian, Chip Yeager, John Sutcliffe, and 
Chris DuBose. Absent: James McCarthy and Jolene Wille. A quorum was established. 
 
Approval of Agenda – Motion by Dave Whitney to approve the agenda as presented; second by Eric Leivian. 
Motion passed 5-0. 
 
Approval of Minutes – Motion by John Sutcliffe to approve the July 6, 2023 regular meeting minutes as 
presented; second by Chris DuBose. Motion passed 5-0. Chris DuBose suggested a correction to page three of 
the special work session minutes; “…5:1 depth-to-width ratio or reducing the 500’ dimensional standard to 420’ 
400’ in order to maintain the required 5:1 depth-to-[width] ratio.” Motion by Chris DuBose to approve the July 
20, 2023 special work session minutes as amended; second by Eric Leivian. Motion passed 5-0. 
 
Receive all Materials and Submittals into Record - Motion by Dave Whitney to accept all materials and 
submittals into the record; second by Chris DuBose. Motion passed 5-0. Materials distributed to the Planning 
Commission in advance of the meeting for their review included: staff reports with attachments for agenda 
items 6a and 8a. Copies of all correspondence and meeting materials were made available for the public.   
 
Public Hearings – New Applications 
Make Properties, LLC and Mark & Carrie Rand – Coordinator Gervais provided a brief background on the 
request for approval of the Preliminary Plat of Make Properties which would create one new lot (proposed Lot 2, 
Block 1) and re-plat one lot (proposed Lot 1, Block 1) in order to adjust the shared property boundary. The 
29.44± acre subject site was located at 1127 and 1225 Stark Road / CSAH 10 in Fish Lake Township in the 
Agricultural (AG) District. Both subject parcels had been previously developed. Gervais added that both 
proposed parcels met and exceeded the AG District dimensional standards and that the proposed plat included 
the necessary dedication of Right-of-Way for the upcoming Stark Road / CSAH 10 road improvement project. 
 
The Technical Review Committee met on July 12, 2023 and no concerns were identified. The Fish Lake Town 
Board met on July 10, 2023 and recommended approval with no conditions. The 120-day review period was 
scheduled to expire on November 3, 2023. Staff recommended approval of the request with draft Findings of 
Fact and conditions. Applicants Keith Koecher and Marty Melby were present to address questions and 
concerns.  
 
Chair Yeager opened the public hearing and sought comment. With no members of the audience wishing to 
speak, motion by John Sutcliffe to close the public hearing; second by Dave Whitney. Motion passed 5-0. Chair 
Yeager asked the Planning Commission if they had any questions or comments. Motion by Chris DuBose to 
approve Resolution No. PC2023-0801, a resolution of the Planning Commission of Chisago County, Minnesota, 
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recommending approval of the Preliminary Plat of Make Properties, as presented; second by Dave Whitney. 
Motion passed 5-0. 
 
Conditions: 
1. The Preliminary Plat of Make Properties is approved per plat drawing dated signed June 30, 2023. Any 

significant deviation from the approved plat drawing, except as noted herein and as determined by the 
Department of Environmental Services, shall require further review by the Planning Commission and 
approval by the County Board. 

2. The applicant shall submit request for Final Plat within one year following approval of the Preliminary Plat 
unless an extension of time is requested by the applicant and granted by the County Board upon 
recommendation of the Planning Commission. 

3. The existing 10’ wide drainage and utility easement lying adjacent to the westerly line of Rand Estates shall 
be vacated prior to the recording of the Final Plat of Make Properties. 

4. The existing Chisago County Highway Right-of-Way Plat No. 62 is being replatted as Chisago County Highway 
Right-of-Way Plat No. 115. The Preliminary Plat of Make Properties is based on the prerecorded Plat of 
Chisago County Highway Right-of-Way Plat No. 115. Recording of said Right-of-Way Plat must be done prior 
to recording the Final Plat of Make Properties. 

 
Public Hearings – Continued Hearings – None 
 
Old Business  
Boozhoo Coffee & Café, LLC and Joe Beaulieu - Coordinator Gervais provided a brief background and update 
on the request for approval of a Conditional Use Permit (CUP) allowing a Drive-Through Business and an 
Accessory Residential Unit on property located at 2340 Stark Road / CSAH 10 in Fish Lake Township. Gervais 
reminded the Commission that it had conducted the requisite public hearing on June 1, 2023 and subsequently 
continued the public hearing to July 6, 2023, extended the review period by an additional 60 days, and 
instructed the applicant to provide specific updated materials for further review and consideration at the 
Commission’s July 6, 2023 meeting. At the July 6, 2023 meeting, the Commission closed the public hearing and 
tabled consideration of the CUP at the applicant’s request.   
 
Gervais shared that staff received an updated written narrative and updated site renderings from the applicant 
on July 25, 2023; however, the applicant did not provide all of the required information, including:  

• In-place topography, existing conditions, removals, wetlands, Right-of-Way boundaries, and elevations 

• Engineered grading, drainage and erosion control plan 

• Site sediment control plan 

• Written confirmation that the Chisago County Highway Department has reviewed and approved the 
parking plan and surfacing material(s) 

• Parking lot marking plan showing all proposed signage and markings to control traffic entering and 
leaving the subject site 

• An illustrated landscaping plan 

• Wetland delineation 
Gervais noted that while the updated narrative described some of the above listed items, the applicant was 
instructed to provide plans illustrating these items. The primary reason for the required plans was to ensure 
that all parties had a shared understanding of the proposal and so that staff and County officials were able to 
conduct a thorough analysis of the proposal.  
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Gervais reviewed details of the updated written narrative and site renderings for the Commission, noting that 
staff had identified several concerns, including:  

• The site renderings showed a 12’ wide drive-through lane whereas the written narrative described it as 
being 10’ wide.  

• The site renderings and written narrative still included use of an intercom system. Further, the 
applicant inaccurately addressed the required setbacks in his written narrative. As previously 
explained to the Commission, it would be impossible for the proposed intercom system to meet all 
required setbacks nor could the Commission allow an intercom system which did not meet the 
required setbacks.  

• The site renderings showed employee parking immediately in front of the garbage area. Staff 
suggested that the area immediately in front of the garbage area be designated as a no-parking area to 
allow garbage and recycling haulers immediate and unobstructed access. 

• The site renderings showed two residential parking spaces located on the east side of the building. 
Staff noted the following concerns with this parking area: 

o The southern end of the parking area access was shown as being approximately 6’ on the 
subject site and approximately 6’ on the neighboring property. While the applicant had 
explained that he was “currently purchasing this [neighboring] property on contract for 
deed…”, this property was currently fee owned by another party and, further, the neighboring 
property was not included in the request for CUP. 

o The parking area included two parking spaces with a combined width of 17’. While the Zoning 
Ordinance did not provide specifications for parking stalls, staff cautioned that this design was 
extremely narrow and would be challenging for larger vehicles.  

o Based on the parking area dimensions and design, it appeared that vehicles would not be able 
to turn around within the parking area and would be required to back out directly onto Stark 
Road / CSAH 10. Backing out onto Stark Road / CSAH 10 raised questions about traffic safety. 

• The written narrative described that the applicant still intended to use Reclaimed Asphalt Pavement 
(RAP) for parking lot surfacing purposes. Staff noted that the Highway Department identified this as a 
concern during its initial review prior to the June 1, 2023 Planning Commission meeting. 

• The written narrative stated that the applicant was currently purchasing [the neighboring] property on 
contract for deed, and as things progressed and developed, he intended on unifying this property with 
the current business lot. Staff noted that this property (located immediately east of the subject site) 
was currently fee owned by another party and that this property was not included in the request for 
CUP. If the applicant intended to utilize this neighboring property for purposes of this CUP request 
(assuming the CUP is approved), the applicant would be required to Amend the CUP to include both 
properties / legal descriptions. 

 
Gervais explained that the extended review period was scheduled to expire on August 31, 203, which meant 
that the Commission needed to take action at the August 3, 2023 meeting. Gervais reviewed the Commission’s 
options and shared that staff had provided two resolutions for the Commission’s consideration, with one 
resolution supporting denial of the CUP for Drive-Through Business and approving the CUP for Accessory 
Residential Unit and one resolution supporting approval of both proposed uses. 
 
Chair Yeager asked the Planning Commission if they had any questions or comments. Chris DuBose indicated 
had no concerns with the proposed residential unit but had concerns with the proposed drive-through. 
DuBose listed his concerns which included: the parking appeared to be too tight for the site along with the 
entry and exit being side by side, the use of RAP instead of blacktop, the lack of any landscaping / a 
landscaping plan, and the proposed use of an intercom system. Chair Yeager expressed concern that entrance 
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to the parking lot was on the west and the exit was on the east (opposite of standard configuration) making 
turning movements counter intuitive. Yeager added that if the entry and exit were marked on the parking lot 
surface, the markings would most likely be covered during the winter months. Dave Whitney asked if the 
applicant was interested in waiving the review period in order to continue working on his proposal. Applicant 
Joe Beaulieu indicated he would be willing to waive the review period since the parking lot was complex and 
he could address his clerical errors between the narrative and site renderings. Chair Yeager indicated that 
there were more concerns than just the parking lot that needed to be addressed. Mr. Beaulieu discussed his 
assumption of property boundaries for the parking lot (in relation to the proposed residential parking) and 
reviewed his concept for landscaping and adjustments to the low elevations on the property along with his 
intent to purchase the neighboring property to accommodate the parking lot. Mr. Beaulieu inquired if the 
residential unit could be approved allowing him to move forward with that component of the CUP, while the 
drive-through business component would be on hold while he continued to address the Commission’s 
concerns. Director Schneider suggested that it would be unusual for the County to approve part of a CUP 
request and table the other part, but it could be an option explored with legal counsel. Clarification and 
discussion were held on the use of the adjacent property for the parking lot and the property not being 
included in the CUP request. The Commission and staff discussed the need to Amend the CUP, if approved, if a 
second property were to be incorporated. Gervais expanded on the Amendment process, explaining that it 
would require a new public hearing, public hearing notice and property owner notification, and review 
process. The Commission and staff then discussed whether or not there would be a mandatory wait time 
between applications, with Gervais explaining that adding a second parcel would be a significant change and 
the applicant would likely not be required to wait for reapplication. John Sutcliffe indicated he supported the 
CUP for Accessory Residential Unit and suggested that the applicant reapply for the Drive-Through Business 
CUP once the property boundary issue was complete. 
 
Motion by Chris DuBose to approve a resolution of the Planning Commission of Chisago County, Minnesota, 
recommending approval of a Conditional Use Permit allowing an Accessory Residential Unit on property located 
at 2340 Stark Road / CSAH 10 in Fish Lake Township, with Findings of Fact and conditions as presented; second 
by Dave Whitney. Motion passed 5-0.  
 
Conditions: 
1. This Conditional Use Permit approves the proposed Accessory Residential Unit in the Second Story and 

denies the proposed Drive-Through Business. The Accessory Residential Unit and general site shall be 
developed and used in accordance with the application materials dated received July 25, 2023 and kept on 
file with the Department of Environmental Services, except as specifically noted herein, and in accordance 
with the conditions contained herein. Any significant deviation or expansion, as determined by Chisago 
County Department of Environmental Services staff, shall require further review by the Planning 
Commission and approval by the County Board of Commissioners. 

2. There shall be only one Accessory Residential Unit allowed within the principal structure and it shall be 
located in the second story. Said residential unit shall be open and accessible throughout by all occupants 
and shall not be walled off or divided into two or more separate living spaces or addresses in the future. 

3. The parking area labeled “Residential Parking” on the site renderings shall be eliminated due to its 
encroachment on the neighboring property and its impact on traffic safety (i.e., design requiring that 
vehicles back out directly onto Stark Road / CSAH 10). Dedicated residential parking shall be 
accommodated elsewhere on the subject site. 

4. The permit holder shall accommodate all parking on-site and no resident parking shall be allowed on Stark 
Road / CSAH 10 or Cedarcrest Trail / CSAH 8.  
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5. Exterior lighting shall be downcast and shall be designed and installed so as to limit light visible from and 
limit interference with adjacent public Rights-of-Way.  

6. Proposed sidewalk lights shown on the site renderings to be located adjacent to the southern property 
boundary shall be located entirely on the subject property and no portion of the lights shall be located 
within public Right-of-Way. 

7. The Accessory Residential Unit shall not be occupied until such time that a Certificate of Occupancy has 
been issued. A Certificate of Occupancy will not be granted until such time that an approved septic 
system has been installed.  

8. During construction of the principal structure and parking lot, the permit holder shall install silt 
fencing at the toe of the slope to prevent debris from entering the wetland. 

9. Signage shall be permitted and installed in accordance with Chisago County Zoning Ordinance 
Section 4.14. A building permit shall be obtained prior to installation of the free standing sign shown 
to be located in the southwest corner of the subject site. 

10. The property and the uses thereon are subject to all applicable local and State codes, including 
Zoning, Building and Septic Codes. 

11. The property owner shall apply for and obtain a Construction Stormwater Permit from the Minnesota 
Pollution Control Agency (MPCA), if deemed necessary by the MPCA. 

12. The property shall be made open and available for regular inspection at any time during reasonable hours 
by the Chisago County Department of Environmental Services and/or any duly authorized law enforcement 
agency. 

13. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the County 
annually that the activity permitted by the Conditional Use Permit is ongoing and the activities being 
conducted continue to adhere to the conditions of approval. Failure to maintain certification may be a basis 
to revoke the Conditional Use Permit. The property shall be made open and available for regular inspection 
at any time during reasonable hours by the Chisago County Department of Environmental Services and/or 
any duly authorized law enforcement agency.  

 
Motion by Chris DuBose to approve a resolution of the Planning Commission of Chisago County, Minnesota, 
recommending denial of a Conditional Use Permit allowing a Drive-Through Business on property located at 
2340 Stark Road / CSAH 10 in Fish Lake Township, with the understanding that the applicant could resubmit a 
request for CUP at a later date, with Findings of Fact as presented; second by John Sutcliffe. Motion passed 4-1, 
with Dave Whitney voting against. Director Schneider clarified that the recommendation of denial would not 
prohibit the proposed coffee shop but, rather, the components of the proposed drive-through.  
 
Mr. Beaulieu expressed confusion and asked for clarification on the denial. Mr. Beaulieu indicated he had 
worked with the County Highway Department on the parking lot design. Schneider summarized the Planning 
Commission’s discussion and motions relating to the proposed uses. Schneider added that the updated written 
narrative and site renderings were substantially better than the original documents but that the applicant still 
had not provided all required elements. Mr. Beaulieu responded that his site renderings and written narrative 
provided all of the requested information, adding that he had seen worse parking lot entry/exit situations than 
what he was proposing and he expressed concern with the timeline for resubmittal.  
 
New Business – None  
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Communications and Reports – None.  
 
Miscellaneous – None  
 
Adjourn Meeting – Motion by Eric Leivian to adjourn the meeting; second by John Sutcliffe. Motion passed 5-0. 
The meeting was adjourned at 8:02 p.m.  
 
 
 
 
____________________________________    ATTEST:  ____________________________________ 
Chip Yeager                 Beth Gervais  
Chair                   Land Services Coordinator 
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CHISAGO COUNTY 
PLANNING COMMISSION 

Special Work Session 
August 17, 2023 

 
 
The Chisago County Planning Commission met for a special work session at 6:00 pm on Thursday, 
August 17, 2023 at the Chisago County Government Center. 
 
Chair Yeager called the special work session to order. Commissioners Present: Chris DuBose (Remote), 
Eric Leivian, Jim McCarthy, John Sutcliffe, Dave Whitney (Remote), Jolene Wille and Chip Yeager. 
Commissioners Absent: None. 
 
Staff Present: Kurt Schneider, Environmental Services Director, and Beth Gervais, Land Services 
Coordinator. 
 
Others Present: Haila Maze of Bolton & Menk. 
 
Shoreland Management Ordinance Discussion 
A. Open Space Requirements – Maze shared that the DNR’s model ordinance required that portions of 

the Shore Impact Zone (SIZ) within Planned Unit Developments (PUDs) be preserved as open space, 
with the amount being 50% of the SIZ in existing residential PUDs and 70% in new residential PUDs. 
Maze also reviewed types of land which qualified or did not qualify as open space. DuBose 
recollected that the Work Group had discussed reducing the amount of open space required; Maze 
responded that the County could propose a reduction but it would need to be approved by the DNR. 
The group briefly discussed the possibility of reducing the requirement to 30% to match the 
requirement of standard non-Shoreland Management District PUDs. Whitney noted that the 
ordinance also required 5% for park preservation and felt that the 5% should be part of the 50% / 
30% open space dedication. Whitney sought and Schneider provided clarification on the meaning of 
SIZ and application of SIZ regulations.  

B. DNR Review Process and Flexibility – Maze explained that the DNR would need to review the 
County’s draft ordinance prior to adoption and may allow for some variation from the model 
ordinance. Schneider spoke about the DNR’s involvement in land use proposals and zoning 
approvals. Maze acknowledged that the draft ordinance contained a significant number of changes 
and explained that the changes were taken directly from the DNR’s model ordinance.  

Yeager inquired about language pertaining to non-conformities, noting that the draft language was 
significantly different than the County’s existing language, and he questioned the motivation behind 
the change. Maze again explained that the draft ordinance was based on the DNR’s model ordinance 
and suggested that the Work Group could propose retaining certain language if the group felt it to 
be prudent. The group briefly discussed the existing provision for allowing deck additions on non-
conforming structures without the need for Variance, suggesting that it may be good language to 
retain. Gervais added that, if retaining the deck language, it may be helpful to update the language 
to allow composite decks rather than strictly requiring wood decks. The group did not reach a 
consensus on whether or not to retain the deck provision. 

C. Relationship to County Standards – Maze spoke about the relationship between shoreland 
regulations and regulations of the underlying zoning district or other overlay district, noting that the 
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most stringent regulations applied. Schneider suggested, for ease of interpretation and use, adding 
references within the ordinance to provide guidance on the relationship to other County standards.  

Whitney noted that the list of Natural Environment lakes did not include Lendt Lake and requested 
that it be added. DuBose also noted that the DNR had updated its lake ID numbering system to an 8-
digit system and the ordinance should reflect this change. 
 

Zoning Ordinance Discussion 
A. Home Occupations Revisited – Maze reviewed the Work Group’s previous discussion on Home 

Occupations and performance standards related to building size, parking, etc. Whitney commented 
on the difference between minimum lot sizes and setbacks for Home Occupations and Rural Retail 
Tourism, suggesting that the difference may have been too extreme. The Work Group had a lengthy 
conversation about minimum dimensional requirements for the two uses. Noting that the draft 
language stated that the County reserved the right to increase or decrease the minimum lot area 
required for Major Home Occupations, the group reached a consensus that this language would be 
difficult to apply and that it should be eliminated. Work Group members debated whether the 
minimum lot size for Major Home Occupations should be five acres or 10 acres, with final consensus 
being five acres. Maze provided draft performance standards related to such issues as screening, 
parking and traffic for discussion. DuBose questioned language pertaining to “street type”, noting 
the importance of knowing the road classification (township, County, State Highway, etc.) and 
surface material in order to thoroughly analyze potential impacts. Chair Yeager noted that Minor 
Home Occupations were proposed to be allowed within detached accessory structures up to 1,200 
sf in size and Major Home Occupations were allowed in detached accessory structures which were 
over 1,200 sf and that this left a small gap for structures which were exactly 1,200 sf. Maze 
commented that she would address this gap. 

B. Rural Retail Tourism Revisited – Maze noted that she had inserted performance standards based on 
the Work Group’s July 20, 2023 discussion and sought feedback. Various members acknowledged 
the establishment of a minimum lot size (20 acres) and offered their support. After a brief 
discussion, the Work Group reached consensus that the language pertaining to the County reserving 
the right to increase or decrease the minimum lot area should be eliminated as it would be 
challenging to administer.  

C. Transfer Development Credits – McCarthy reintroduced the topic of using Transfer Development 
Credits (TDCs) within the school district of origin rather than the township of origin. For reference, 
the Work Group had previously reached consensus that the use of TDCs should be limited to the 
township of origin, and McCarthy shared that he believed this to be too limiting for landowners and 
developers. Greene shared his concern that townships would lose tax capacity if TDCs were allowed 
to be used outside of the township of origin; Wille concurred. Whitney shared historical perspective 
on the use of TDCs within the same school district, explaining that the school districts were 
concerned in the past with potential loss of students. Whitney added that he was in favor of keeping 
TDCs within the township. At the conclusion of the discussion, the Work Group maintained its desire 
to restrict the use of TDCs to the township where the credits were originated and previously issued 
credits would be allowed to be used within the school district where the credits were originated.  

D. Electrical Power Storage Facilities – McCarthy mentioned that electrical power storage facilities 
were being constructed in other areas of the state and he suggested that the County include / 
identify this use in the updated Zoning Ordinance. The Work Group discussed including this use as a 
Conditional Use within the Agricultural (AG) District. Maze commented that she would research this 
particular use and provide draft language for future review and consideration. 
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E. Campgrounds – McCarthy questioned whether seasonal / long-term campgrounds should be treated 
similar to manufactured home parks in terms of design standards. The Work Group discussed 
seasonal campgrounds and likened them to seasonal manufactured home parks. The Work Group 
did not reach any consensus on the issue of campgrounds but acknowledged that they would be 
visiting a larger campground (Flickabirds Resort) as part of the Planning Commission’s scheduled 
September 6, 2023 tour and would intentionally view the site with this conversation in mind for 
future discussion. 

F. File Management – McCarthy suggested developing an electronic repository of land use files which 
would be accessible by County officials as well as the public. Schneider shared that the 
Environmental Services Department was in the process of building and transitioning to an on-line 
permitting software platform and some records may become more accessible. 

G. Electric Vehicle Charging Stations – McCarthy suggested including electric vehicle charging stations 
as an allowable use within certain zoning districts. The Work Group briefly discussed likely locations 
for charging stations, such as parks, trails, retail operations, and gas stations. The group discussed 
the possibility of allowing a certain number of charging stations by right (up to four) and perhaps 
more charging stations would only be allowed within specific zoning districts, such as the RVC 
District and/or CLI District, similar to commercial / retail operations or gas stations. Maze indicated 
that she would explore appropriate locations within the Zoning Ordinance to address charging 
stations. 

H. Frack Sand Restrictions – McCarthy suggested that transfer and storage operations should be 
addressed. Schneider suggested including the Code Enforcement Officer in the discussion to see 
how this use had been permitted and enforced in the past. 

I. Solar Vegetation Management – The Work Group discussed developing standard landscaping / 
screening requirements for solar projects. McCarthy explained that he had heard complaints from 
other individuals about on-going maintenance of vegetative landscaping, including weed control. 
The group acknowledged that vegetative screening was and should be required for commercial solar 
projects but there was no interest in requiring that weeds be controlled. 

J. Rural Village Center (RVC) District – Leivian inquired about the status of coordinating with applicable 
townships on RVC District boundaries and allowable uses. Schneider shared that the Department 
had not yet sent information to the townships but would do so in the near term, acknowledging that 
the townships may need a couple of months / meetings for discussion. Leivian also mentioned that 
campgrounds were listed as an allowable use in the RVC District and questioned if the Work Group 
supported this particular use in a commercial district. The group did not discuss this question at 
length but suggested that it would be good to solicit feedback from the applicable townships. Maze 
questioned if multi-family structures – such as duplexes and townhomes – should be allowed in the 
RVC District. The Work Group discussed lot size and septic system needs for multi-family structures, 
with consensus being that duplexes and townhomes should be allowed as a Permitted Use so long 
as the structures complied with all required setbacks and the sites could support the necessary 
septic system(s). 

K. Accessory Structures – Whitney questioned the existing requirement that the second floor of 
accessory structures be unfinished and recollected that the Work Group had discussed changing this 
to allow finished habitable space. After discussing the issue, the group reached consensus that 
Section 4.08, E. should be eliminated entirely. Whitney then commented that Section 4.08, F. and G.  
may contradict each other. Gervais explained her interpretation of the two subsections, 
commenting that they worked together but could perhaps be combined to be made more 
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understandable. Whitney then questioned the ability of having living quarters within horse barns. 
Maze and others responded that living quarters would now be addressed as ADUs.  
 

Subdivision Ordinance Discussion 
A. Park Land Dedication – Whitney questioned the proposed language pertaining to park dedication 

fees which read that the cash contribution amount would be “based upon the County staff’s 
discretion” based on market value, asking if the market value used in determining a cash 
contribution was the value prior to development or the value after development. The Work Group 
discussed that the County had been using an established park dedication fee of $1,600 per lot rather 
than basing the fee on market value. Gervais and group members recollected that the group had 
previously discussed changing the ordinance language to reference the County’s adopted Fee 
Schedule on a per lot basis rather than basing the fee on market value. Ultimately, it was suggested 
that Maze look for examples of similar language from other jurisdictions to model. Staff added that 
platted lots with existing dwellings were not subject to park dedication fees and this should be 
included in the newly drafted ordinance language. 

 
Timeline for Review 
Maze sought feedback on how many more meetings were desired prior to formal adoption of the 
updated ordinances. In response, Schneider requested that Maze map out a manageable timeline from 
the current point through public hearing proceedings. McCarthy noted that the County would need to 
allow time for the townships to offer feedback on the RVC District. The Work Group discussed possible 
approaches for the formal review process. McCarthy suggested that developing a brief summary of 
proposed changes, including the larger policy changes, would be beneficial for the County Board; 
Schneider added that it would be most helpful if Bolton & Menk prepared this summary. It was also 
suggested that the summary include illustrations to better explain certain topics. Maze inquired at what 
point the DNR should become involved in review of the draft Shoreland Management Ordinance. 
Schneider encouraged DNR involvement as early as possible and prior to the County Board’s formal 
review in case the DNR recommended / required significant changes. Gervais commented that the DNR 
may have a prescribed process for review and adoption of the Shoreland Management Ordinance 
available on its website.   
 
Whitney and others thanked Maze for her efforts on the ordinance update project.  
 
With no further business to discuss, the work session adjourned at 8:27 pm.  
 
 
 
____________________________________    ATTEST: _________________________________ 
Chip Yeager                 Beth Gervais 
Chair                   Land Services Coordinator 
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July 5, 2007  
(CUP Amendment #1) 

Planning Commission conducted public hearing to consider CUP Amendment to 
expand operation by adding 20 additional campsites (for a total of 50 campsites) 
and recommended approval with the addition of two conditions. 
 

July 11, 2007 
(CUP Amendment #1) 

County Board Approved CUP Amendment to expand a Recreational 
Campground by adding 20 additional campsites (for a total of 50 campsites) with 
two conditions (as recommended by the Planning Commission): 
 
1. Flickabirds may expand their campground by 20 more sites to a total of 50. 
2. Flickabirds may hold outdoor events such as live music and fireworks 

provided that all required County approvals are obtained. 
 

May 6, 2010 
(CUP Amendment #2) 

Planning Commission conducted public hearing to consider CUP Amendment to 
allow a camp store with bait sales and recommended approval with the 
addition of five conditions. 
 

May 19, 2010 
(CUP Amendment #2) 

County Board Approved CUP Amendment to allow a camp store with bait sales 
with the addition of five conditions (as recommended by the Planning 
Commission): 
 
1. This CUP amendment allows conversion of one half of the recently added 

storage space (14’ x 28’ feet) to serve as a small camp store offering basic 
groceries, sundries, and live bait for sale to the campers in residence.  

2. This small retail expansion must be subordinate and accessory to the 
campground and will not be considered a principal conditional use in its 
own right. 

3. If the campground ceases operation through voluntary withdrawal, 
revocation, or other legal means, the camp store must also cease to 
operate, as it is clearly incidental to the principal use of the campground 
and is otherwise not an allowed use in the Zoning District. 

4. The camp store cannot be advertised to the general public as a retail store. 
5. Other than within the campground itself, no advertising signage will be 

permitted for this retail use. 
 

September 8, 2011 
(CUP Amendment #3) 

Planning Commission conducted public hearing to consider CUP Amendment to 
expand operation by adding 15 additional campsites (for a total of 65 campsites) 
and recommended approval with the addition of one condition and the 
suggestion that the property owner offer a goodwill gesture on the matter of 
dust control. 

September 21, 2011 
(CUP Amendment #3) 

County Board Approved CUP Amendment to expand a Recreational 
Campground by adding 15 additional campsites (for a total of 65 campsites) with 
one condition and one suggestion (as recommended by the Planning 
Commission): 
 
1. The septic system must be evaluated for capacity and performance and 

found to be in compliance.  
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**It is suggested, but not required that the Mells offer a “goodwill gesture” on 
the matter of dust control. 
 

September 7, 2017 
(CUP Amendment #4) 

Planning Commission conducted public hearing to consider CUP Amendment to 
expand operation by adding 12 additional campsites (for a total of 77 campsites) 
and recommended approval with the addition of three conditions. 
 

September 20, 2017 
(CUP Amendment #4) 

County Board Approved CUP Amendment to expand a Recreational 
Campground by adding 12 additional campsites (for a total of 77 campsites) with 
the addition of three conditions (as recommended by the Planning 
Commission): 
 
1. The permittee shall submit required annual monitoring reports on the main 

septic system in order to maintain the compliant status of the system and 
the RV park. 

2. The permittee shall submit completed engineering on the recalculated 
retention pond prior to beginning construction on the new sites. 

3. The permittee shall ensure that all RVs housed and stored in the park 
remain licensed as recreational vehicles and are transportable; park model 
cottages shall be prohibited. 

 
September 7, 2023 
(CUP Amendment #5) 

Planning Commission conducts public hearing to consider CUP Amendment to 
expand operation by allowing construction of an accessory structure for storage 
purposes and modification of the legal description to include recently acquired 
land. 

 
CONSIDERATION OF CUP AMENDMENTS 
In the past the County has processed requests for CUP Amendments in the same manner as requests for 
new CUPs, meaning the Planning Commission and County Board have considered all previously 
approved conditions and, in certain cases, amended conditions which the applicant(s) may not have 
specifically requested an Amendment to or, in certain cases, added new / eliminated previously 
approved conditions which the applicant(s) may not have specifically requested be added / eliminated. 
However, the County was advised in 2022 that, when considering an Amendment to a Conditional Use 
Permit, the County may not add conditions that have no relationship to the sought after Amendment. In 
other words, the Amendment process is not allowed to be used for adding conditions that the County, in 
hindsight, wishes it had imposed when the original Conditional Use Permit was granted.  
 
Approval of the requested Amendment will allow expansion of the current operation through 
construction of an accessory structure intended for storage purposes and modification of the legal 
description to include recently acquired land. Denial of the requested Amendment will not result in 
automatic revocation of the existing CUP or otherwise render it null and void; it will simply leave the 
existing CUP in effect as-is. Alternatively, if the Planning Commission feels that the subject site no longer 
supports the scope and scale of the approved CUP or the Commission finds other probable cause, the 
Commission may wish to consider recommending that the County Board consider initiating formal 
review and revocation proceedings of the CUP.  
 
 
 



5 
 

SITE ANALYSIS 
The 23.46± acre subject site is 
generally located on the west side of 
East Rush Lake between Clover Trail 
and the lake. The site is also directly 
across the road from Pine Lake. The 
subject site has been developed with 
a campground, an associated bar and 
restaurant, a small bait store, and 
related recreational activity areas, 
such as a horseshoe pitch, beach area, 
docks for the campers’ boats and 
docks available for public mooring for 
access to the bar and restaurant. 
Topography of the site includes a 
large wetland area located along 
nearly the entire length of the 
southerly property boundary as well 
as a smaller wetland area located 
along the westerly property boundary 
(see wetland areas in the adjacent 
image). Additionally, the site is heavily wooded on its perimeter. The subject site is located in the 
Agricultural (AG) District / Shoreland Management District as are all surrounding properties to the north, 
west and south. 
 
The current property owner recently acquired approximately .40 acres of land from Scott & Deborah 
Mell. The acquired land is located in the extreme northwest corner and is the proposed location of the 
new accessory structure. 
 
PROPOSAL ANALYSIS 
The application materials explain and illustrate that the property owner is seeking approval to expand 
the current operation by constructing a 40’ x 60’ (2,400 sf) accessory structure with 12’ x 60’ lean-tos on 
either side (total of 1,440 sf) and a 14’ ceiling height. The application materials include a rendering, floor 
plan, building plans, and materials list / proposal for reference. The stated purpose of the structure is 
storage for the fixtures of Flickabirds Resort, including vehicles, tables, and other supplies and 
equipment.  
 
The second part of the proposed Amendment relates to an expansion of the property itself. As 
previously stated, the property owner recently acquired approximately .40 acres of land from Scott & 
Deborah Mell (property owners immediately west of the subject site). The acquired land is located in the 
extreme northwest corner and is the proposed location of the new accessory structure. The property 
owner has provided the updated legal description and wishes to have the CUP Amended to include the 
new description. 
 
The current request does not include any additional campsites.  
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FINDINGS OF FACT 
Zoning Ordinance Section 8.04 (Conditional Use Permits) C. states that the Planning Commission shall 
consider possible effects of the proposed conditional use based upon, but not limited to, the general 
factors listed below.  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development 

policies of the County; 
Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which 

are meant to support and encourage the type of activity which will draw visitors to 
Chisago County, including different types of outdoor recreation. Among those identified 
goals and policies are the following:   

 
Natural Resources Goal: Prime scenic views and historic landscapes will be recognized as 
an important local amenity and an increasingly desirable local amenity drawing outside 
revenue from visitors that is vital to the local economy. 

 
Policies: 
1. Identify and protect quality of visitor experience of prime scenic features, areas of 

exceptional rural ambience, important historic sites and their surrounding settings, 
and prime areas for flora study and wildlife viewing, and public and private open 
spaces amenable to low impact outdoors recreation. 

 
Economic Development Goal: Provide for a range of economic diversity and development 
opportunities in the County. 

 
Policies: 
1. Promote natural amenities in the County as assets to economic development and 

business opportunity. 
2. Promote tourism as an expanding opportunity for employment and tax base. 
3. Promote tourism and commercial recreation as expanding opportunities for 

employment and tax base. 
 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets 

and other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The subject site is a tourist / entertainment destination, drawing visitors to the site for 

commercial recreation activities such as camping and dining. The proposed use / 
Amendment – including an accessory structure and modified legal description – will not 
in itself generate any additional visitors. Therefore, the County finds that the proposed 
use / Amendment will not generate any increased demand upon existing parks or other 
public facilities or amenities.  

 
Factors #3 The proposed use will be sufficiently compatible or separated by distance or screening 
and #4 from adjacent development or land so that existing development does not suffer undue 

negative impact and there will be no significant deterrence to future development; 
 The proposed use and site will have an appearance that will not have an adverse effect 

upon adjacent properties; 
Findings #3 The proposed use is an expansion of an existing outdoor Commercial Recreation Area  
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and #4 use through construction of an accessory structure intended for storage purposes and a 
modification of the legal description. The proposed structure is shown to be located in an 
area adjacent to two neighboring properties, one being used for residential and 
commercial purposes and one being used for residential purposes. The site of the 
proposed structure is heavily wooded as are the adjacent areas on the two neighboring 
properties. Further, the applicant has provided a rendering and a materials list which 
show that the proposed structure will have an appearance consistent with pole buildings 
generally found in the County’s Agricultural (AG) District and consistent with pole 
buildings / structures found on the two neighboring properties. Therefore, the County 
finds that the proposed structure will be adequately screened from adjacent 
development and will have an appearance which is in keeping with the AG District and 
surrounding area. The County further finds that the proposed legal description 
modification will have no impact upon adjacent properties. 

 
Factors #5 The proposed use, in the opinion of the County, is reasonably related to the overall land  
and #6 use goals of the County and to the existing land use; 

The proposed use is consistent with the purposes of the Zoning Ordinance and the 
purposes of the zoning district in which the applicant intends to locate the proposed 
use; 

Findings #5 The proposed use is in keeping with the overall goals of the County as described in  
and #6 Finding #1. Further, the subject property is zoned Agricultural (AG) District and the 

Zoning Ordinance specifically allows the existing use with approval of a Conditional Use 
Permit and the proposed use with approval of a Conditional Use Permit Amendment. The 
County granted the original Conditional Use Permit in 2005 and the County has granted 
four subsequent Amendments since 2005, suggesting that the County believes that the 
use meets the overall land use goals of the County and that the use is consistent with the 
purposes of the Zoning Ordinance and the purposes of the AG District. Therefore, the 
County finds that the proposed use / Amendment complies with goals established within 
the Comprehensive Plan, the purposes and intent of the Zoning Ordinance, and the 
purposes of the AG District. 

     
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
Finding #7 The proposed Amendments – being an accessory structure for storage purposes and a 

modified legal description – will not cause any change or increase in traffic generated at 
the subject site. The proposed structure is intended for storage purposes only. Therefore, 
the County finds that the proposed use / Amendments will not cause traffic hazards or 
congestion.  

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of 

noise, glare or general unsightliness. 
Finding #8 Based on application materials, the proposed use (accessory structure) will have an 

appearance in keeping with accessory structures commonly found in the County’s 
Agricultural (AG) District as well as accessory structures within the surrounding area. The 
proposed use of the structure – being storage – and the proposed building materials 
suggest that the structure will likely have minimal impacts on factors such as noise or 
glare. Therefore, the County finds that the proposed use / Amendment will not have any 
adverse impacts to nearby properties by intrusion of noise, glare, or general 
unsightliness. 



8 
 

REVIEW PROCESS 
The Technical Review Committee met on August 9, 2023. The Committee did not identify any concerns 
with the proposed Amendment. 
 
The Nessel Town Board reviewed the proposed CUP Amendment at its August 8, 2023 meeting and 
recommended approval with the condition that JDNH Properties, LLC will apply dust control as needed 
and specifically more than once per year when needed from CSAH 7 to Flickabirds driveway. 
Coordination and application shall be at the discretion of the township as Road Authority. 
 
Staff notes that the County’s review of the proposed Amendment and related action is limited in scope to 
the proposed expansion of the current operation through construction of an accessory structure and 
modification of the legal description to include recently acquired land. The County is not able to eliminate 
or modify previously approved conditions or add new conditions unless they have a direct nexus to the 
specific Amendment request. If the County finds that the proposed accessory structure and/or modified 
legal description have a direct impact on dust control, then the County should consider the township’s 
recommended condition of approval. 
 
The 60-day review period expires on October 2, 2023. 
 
WRITTEN TESTIMONY  
No written testimony was submitted to the County as of the completion of this report. 
 
STAFF RECOMMENDATION  
Staff believes that the proposed Amendment complies with and is consistent with the intent of the 
County’s Zoning Ordinance and Comprehensive Plan. Barring any new or unknown evidence of 
compliance discovered after the completion of this report or during the course of the public hearing, 
staff recommends approval of the CUP Amendment with conditions (see below) and has prepared a 
resolution for the Commission’s consideration.  
 
Staff notes that the proposed conditions are the exact conditions previously approved by the County 
Board, with the addition of condition no. 1 to clarify that this approval is an Amendment and condition 
no. 2 to address the proposed accessory structure (added conditions shown underlined). Additionally, 
the legal description included in the draft resolution has been updated to reflect JDNH Properties, LLC’s 
recent land acquisition. As a reminder, conditions that have no relationship to the requested 
Amendment(s) should not be added, eliminated, or altered. 
 
Condition(s): 
1. This Conditional Use Permit (CUP) Amendment supersedes the original CUP granted by the Chisago 

County Board of Commissioners on August 17, 2005 (original CUP) which granted approval for the 
operation of a recreational campground and bar / restaurant (recorded as Document No. A-458888) 
and four subsequent Amendments granted on July 11, 2007, May 19, 2010, September 21, 2011, 
and September 20, 2017. With this approval, all previously approved conditions are still in effect and 
the following is allowed: 

a. Expansion of the existing operation through construction of an accessory structure intended 
for storage purposes; and,  

b. Modification of the legal description to include recently acquired land.  
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2. The accessory structure shall be constructed in general conformance (including location, size and 
materials) with application materials kept on file with the Department of Environmental Services. 
Any significant deviation, as determined by Chisago County Department of Environmental Services 
staff, shall require further review by the Planning Commission and approval by the County Board. 

Original CUP: 

3. Wastewater Treatment System must meet County and State Rules. 

4. Reserved wastewater treatment site must be fenced off to prevent disturbance of area by traffic 
and/or other campground activities. 

5. Wells(s) must meet Minnesota Department of Health Standards. 

6. Must obtain and maintain a valid recreational camping area, food and beverage license from 
Minnesota Department of Health. 

7. Road construction into and throughout camping ground must meet approval of County and/or 
Township Engineer. 

8. NPDES and SWPP permits must be obtained from Minnesota Pollution Control Agency with plans 
also submitted and reviewed by SWCD. 

9. Impervious surface coverage in each tier must not exceed 25%. 

10. Adequate parking spaces must be provided to accommodate all business at the site and must be 
maintained in a nuisance free manner. 

11. The pond shown between the restaurant and the shoreline is actually in the shore impact zone, 
therefore, this pond must be redesigned so as to have minimal effect in the shore impact zone (i.e., 
narrower and longer in design) and adequate erosion control must be in place prior to any 
construction of the pond. 

12. Dust control on township road leading up to entrance of campground must be done as needed as 
determined by the zoning administrator or appointed designee. 

13. Bar and restaurant must be discontinued if the recreational camping area is discontinued unless 
zoning regulations have changed to allow a bar/restaurant as a stand-alone primary use. 

14. Docks and boat ramps must meet Minnesota Department of Natural Resources standards. 

15. Notification must be made to Chisago County Environmental Services if any changes to the proposed 
docking and/or boat ramp are made. 

16. Any expansion to camping sites and/or bar and restaurant will require an amended Conditional Use 
Permit. 

17. Site must be available for inspection by County staff during operating hours. 

18. Campground rules must be posted on site.  

Amendment (1) to expand with 20 additional campsites with two conditions:  

19. Flickabirds may expand their campground by 20 more sites to a total of 50. 

20. Flickabirds may hold outdoor events such as live music and fireworks provided that all required 
County approvals are obtained. 

Amendment (2) to allow a camp store with bait sales with five conditions:  
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21. This CUP Amendment allows conversion of one half of the recently added storage space (14’ x 28’) 
to serve as a small camp-store offering basic groceries, sundries, and live bait for sale to the campers 
in residence. 

22. This small retail expansion must be subordinate and accessory to the campground and will not be 
considered a principal conditional use in its own right. 

23. If the campground ceases operation through voluntary withdrawal, revocation, or other legal 
means, the camp store must also cease to operate, as it is clearly incidental to the principal use of 
the campground and is otherwise not an allowed use in the Zoning District. 

24. The camp store cannot be advertised to the general public as a retail store. 

25. Other than within the campground itself, no advertising signage will be permitted for this retail use. 

Amendment (3) to expand with 15 additional campsites (total of 65) with one condition and one  
suggestion:  

26. The septic system must be evaluated for capacity and performance and found to be in compliance. 

**It is suggested, but not required that the Mells offer a “goodwill gesture” on the matter of dust 
control.** 

Amendment (4) to expand with 12 additional campsites (total of 77) with three conditions:  

27. The permittee shall submit required annual monitoring reports on the main septic system in order 
to maintain the compliant status of the system and the RV park. 

28. The permittee shall submit completed engineering on the recalculated retention pond prior to 
beginning construction on the new sites. 

29. The permittee shall ensure that all RVs housed and stored in the park remain licensed as 
recreational vehicles and are transportable; park model cottages shall be prohibited. 

 
OPTIONS 
1. Recommend that the County Board approve the Conditional Use Permit Amendment with Findings 

of Fact and conditions presented or amended. 
 

2. Should the Planning Commission determine that the proposed Conditional Use Permit Amendment 
does not comply with and/or is not consistent with the intent of County’s Zoning Ordinance or 
Comprehensive Plan upon completion of the public hearing and/or upon discovery of any new or 
unknown evidence, recommend that the County Board deny the Conditional Use Permit 
Amendment based on factors deemed appropriate. 

 
Note: Denial of the requested Amendment will not result in automatic revocation of the existing CUP 
or otherwise render it null and void; it will simply leave the existing CUP in effect as-is and not allow 
for construction of an accessory structure and not allow for the legal description to be updated.  
 

3. Table the request to allow for submission of additional supporting documentation and/or further 
review and consideration. If tabling the request, the Commission should also include in its motion a 
60-day extension of the review period. 
 



11 
 

4. Recommend that the County Board consider revocation of the existing Conditional Use Permit due 
to the inability of the subject site to support the scope and scale of the approved CUP or the 
Commission finds other probable cause. 

 
Note: If the Planning Commission moves to recommend revocation, the motion should include 
explicit reason for such action. 
 

ACTION REQUESTED 
Motion to adopt Resolution No. PC2023-0901, a resolution recommending approval of an Amendment 
to a Conditional Use Permit allowing a Commercial Recreation Area use on property located at 50091 
Clover Trail in Nessel Township, with Findings of Fact and conditions as presented or amended.  
 
If the Commission chooses to recommend denial of the request for Conditional Use Permit Amendment, 
staff will prepare a revised resolution based on the Findings of Fact established by the Commission. 
 
ATTACHMENTS 
1. Application materials: 

a. Application 
b. Written narrative 
c. Site plan 
d. Location maps (2) 
e. Rendering  
f. Floor plan  
g. Building plans 
h. Materials list and proposal 

2. Aerial location map (1) – subject property 
3. Aerial location map (2) – vicinity map 
4. Draft Resolution No. PC2023-0901 
 
 
CC:  JDNH Properties, LLC, property owner 
 Nick Hammond, applicant 
 County file 
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RESOLUTION NO. PC2023-0901 
 

A RESOLUTION OF THE PLANNING COMMISSION OF CHISAGO COUNTY, MINNESOTA, 
RECOMMENDING APPROVAL OF AN AMENDMENT TO A CONDITIONAL USE PERMIT  

ALLOWING A COMMERCIAL RECREATION AREA USE ON PROPERTY LOCATED AT  
50091 CLOVER TRAIL IN NESSEL TOWNSHIP 

 
WHEREAS, JDNH Properties, LLC, property owner, and Nick Hammond, applicant, submitted an 
application dated received July 7, 2023 and considered complete on August 3, 2023 for an Amendment 
to a Conditional Use Permit allowing a Commercial Recreation Area use known as Flickabirds Resort on 
property located at 50091 Clover Trail in Nessel Township; and 
 
WHEREAS, the original Conditional Use Permit was granted by the Chisago County Board of 
Commissioners on August 17, 2005 and the approval was filed by the Chisago County Recorder’s Office 
as Document No. A-458888; and 
 
WHEREAS, the Chisago County Board of Commissioners granted four subsequent Amendments to the 
Conditional Use Permit on July 11, 2007, May 19, 2010, September 21, 2011, and September 20, 2017; 
and 
 
WHEREAS, the property owner and applicant wish to Amend the Conditional Use Permit in order to 
expand the use by constructing an accessory structure for storage purposes and modify the legal 
description following a recent land acquisition; and 
 
WHEREAS, the subject site is located in the Agricultural (AG) District / Shoreland Management District; 
and 
 
WHEREAS, the subject site is legally described as: 
 

PID 06.00520.22 
Lot 2, Block 1, Flickabirds, Chisago County, Minnesota. AND That part of Lot 1, Block 1, Flickabirds, 

Chisago County, Minnesota, described as follows: Beginning at the most northeasterly corner of said Lot 
1; thence North 89 degrees 57 minutes 02 seconds West, assumed bearing, and along the North line of 
said Lot 1, a distance of 125.00 feet; thence South at a right angle a distance of 125.00 feet; thence East 
at a right angle and to the intersection with a line bearing South 11 degrees 17 minutes 50 seconds East 
(said line also being the East line of said Lot 1) from the point of beginning; thence North 11 degrees 17 

minutes 50 seconds West to the point of beginning and there terminating. 
 

WHEREAS, notice was provided and on September 7, 2023 the Planning Commission conducted a public 
hearing regarding this application, at which it heard from the Land Services Coordinator, the property 
owner and/or applicant, and invited members of the public to comment; and 
 
WHEREAS, the Planning Commission considered several factors for granting Conditional Use Permits and 
Conditional Use Permit Amendments and made the following findings per Zoning Ordinance Section 
8.04:  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development 

policies of the County; 
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Finding #1 The Chisago County Comprehensive Plan outlines a number of goals and policies which 
are meant to support and encourage the type of activity which will draw visitors to 
Chisago County, including different types of outdoor recreation. Among those identified 
goals and policies are the following:   

 
Natural Resources Goal: Prime scenic views and historic landscapes will be recognized as 
an important local amenity and an increasingly desirable local amenity drawing outside 
revenue from visitors that is vital to the local economy. 

 
Policies: 
1. Identify and protect quality of visitor experience of prime scenic features, areas of 

exceptional rural ambience, important historic sites and their surrounding settings, 
and prime areas for flora study and wildlife viewing, and public and private open 
spaces amenable to low impact outdoors recreation. 

 
Economic Development Goal: Provide for a range of economic diversity and development 
opportunities in the County. 

 
Policies: 
1. Promote natural amenities in the County as assets to economic development and 

business opportunity. 
2. Promote tourism as an expanding opportunity for employment and tax base. 
3. Promote tourism and commercial recreation as expanding opportunities for 

employment and tax base. 
 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets 

and other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The subject site is a tourist / entertainment destination, drawing visitors to the site for 

commercial recreation activities such as camping and dining. The proposed use / 
Amendment – including an accessory structure and modified legal description – will not 
in itself generate any additional visitors. Therefore, the County finds that the proposed 
use / Amendment will not generate any increased demand upon existing parks or other 
public facilities or amenities.  

 
Factors #3 The proposed use will be sufficiently compatible or separated by distance or screening 
and #4 from adjacent development or land so that existing development does not suffer undue 

negative impact and there will be no significant deterrence to future development; 
 The proposed use and site will have an appearance that will not have an adverse effect 

upon adjacent properties; 
Findings #3 The proposed use is an expansion of an existing outdoor Commercial Recreation Area  
and #4 use through construction of an accessory structure intended for storage purposes and a 

modification of the legal description. The proposed structure is shown to be located in an 
area adjacent to two neighboring properties, one being used for residential and 
commercial purposes and one being used for residential purposes. The site of the 
proposed structure is heavily wooded as are the adjacent areas on the two neighboring 
properties. Further, the applicant has provided a rendering and a materials list which 
show that the proposed structure will have an appearance consistent with pole buildings 
generally found in the County’s Agricultural (AG) District and consistent with pole 
buildings / structures found on the two neighboring properties. Therefore, the County 
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finds that the proposed structure will be adequately screened from adjacent 
development and will have an appearance which is in keeping with the AG District and 
surrounding area. The County further finds that the proposed legal description 
modification will have no impact upon adjacent properties. 

 
Factors #5 The proposed use, in the opinion of the County, is reasonably related to the overall land  
and #6 use goals of the County and to the existing land use; 

The proposed use is consistent with the purposes of the Zoning Ordinance and the 
purposes of the zoning district in which the applicant intends to locate the proposed 
use; 

Findings #5 The proposed use is in keeping with the overall goals of the County as described in  
and #6 Finding #1. Further, the subject property is zoned Agricultural (AG) District and the 

Zoning Ordinance specifically allows the existing use with approval of a Conditional Use 
Permit and the proposed use with approval of a Conditional Use Permit Amendment. The 
County granted the original Conditional Use Permit in 2005 and the County has granted 
four subsequent Amendments since 2005, suggesting that the County believes that the 
use meets the overall land use goals of the County and that the use is consistent with the 
purposes of the Zoning Ordinance and the purposes of the AG District. Therefore, the 
County finds that the proposed use / Amendment complies with goals established within 
the Comprehensive Plan, the purposes and intent of the Zoning Ordinance, and the 
purposes of the AG District. 

 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
Finding #7 The proposed Amendments – being an accessory structure for storage purposes and a 

modified legal description – will not cause any change or increase in traffic generated at 
the subject site. The proposed structure is intended for storage purposes only. Therefore, 
the County finds that the proposed use / Amendments will not cause traffic hazards or 
congestion.  

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of 

noise, glare or general unsightliness. 
Finding #8 Based on application materials, the proposed use (accessory structure) will have an 

appearance in keeping with accessory structures commonly found in the County’s 
Agricultural (AG) District as well as accessory structures within the surrounding area. The 
proposed use of the structure – being storage – and the proposed building materials 
suggest that the structure will likely have minimal impacts on factors such as noise or 
glare. Therefore, the County finds that the proposed use / Amendment will not have any 
adverse impacts to nearby properties by intrusion of noise, glare, or general 
unsightliness. 

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of Chisago County, Minnesota hereby 
recommends approval of the request for Conditional Use Permit Amendment, subject to the following 
conditions: 
 
1. This Conditional Use Permit (CUP) Amendment supersedes the original CUP granted by the Chisago 

County Board of Commissioners on August 17, 2005 (original CUP) which granted approval for the 
operation of a recreational campground and bar / restaurant (recorded as Document No. A-458888) 
and four subsequent Amendments granted on July 11, 2007, May 19, 2010, September 21, 2011, 
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and September 20, 2017. With this approval, all previously approved conditions are still in effect 
and the following is allowed: 

a. Expansion of the existing operation through construction of an accessory structure intended 
for storage purposes; and,  

b. Modification of the legal description to include recently acquired land.  

2. The accessory structure shall be constructed in general conformance (including location, size and 
materials) with application materials kept on file with the Department of Environmental Services. 
Any significant deviation, as determined by Chisago County Department of Environmental Services 
staff, shall require further review by the Planning Commission and approval by the County Board. 

Original CUP: 

3. Wastewater Treatment System must meet County and State Rules. 

4. Reserved wastewater treatment site must be fenced off to prevent disturbance of area by traffic 
and/or other campground activities. 

5. Wells(s) must meet Minnesota Department of Health Standards. 

6. Must obtain and maintain a valid recreational camping area, food and beverage license from 
Minnesota Department of Health. 

7. Road construction into and throughout camping ground must meet approval of County and/or 
Township Engineer. 

8. NPDES and SWPP permits must be obtained from Minnesota Pollution Control Agency with plans 
also submitted and reviewed by SWCD. 

9. Impervious surface coverage in each tier must not exceed 25%. 

10. Adequate parking spaces must be provided to accommodate all business at the site and must be 
maintained in a nuisance free manner. 

11. The pond shown between the restaurant and the shoreline is actually in the shore impact zone, 
therefore, this pond must be redesigned so as to have minimal effect in the shore impact zone (i.e., 
narrower and longer in design) and adequate erosion control must be in place prior to any 
construction of the pond. 

12. Dust control on township road leading up to entrance of campground must be done as needed as 
determined by the zoning administrator or appointed designee. 

13. Bar and restaurant must be discontinued if the recreational camping area is discontinued unless 
zoning regulations have changed to allow a bar/restaurant as a stand-alone primary use. 

14. Docks and boat ramps must meet Minnesota Department of Natural Resources standards. 

15. Notification must be made to Chisago County Environmental Services if any changes to the proposed 
docking and/or boat ramp are made. 

16. Any expansion to camping sites and/or bar and restaurant will require an amended Conditional Use 
Permit. 

17. Site must be available for inspection by County staff during operating hours. 

18. Campground rules must be posted on site.  

Amendment (1) to expand with 20 additional campsites with two conditions:  
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19. Flickabirds may expand their campground by 20 more sites to a total of 50. 

20. Flickabirds may hold outdoor events such as live music and fireworks provided that all required 
County approvals are obtained. 

Amendment (2) to allow a camp store with bait sales with five conditions:  

21. This CUP Amendment allows conversion of one half of the recently added storage space (14’ x 28’) 
to serve as a small camp-store offering basic groceries, sundries, and live bait for sale to the campers 
in residence. 

22. This small retail expansion must be subordinate and accessory to the campground and will not be 
considered a principal conditional use in its own right. 

23. If the campground ceases operation through voluntary withdrawal, revocation, or other legal 
means, the camp store must also cease to operate, as it is clearly incidental to the principal use of 
the campground and is otherwise not an allowed use in the Zoning District. 

24. The camp store cannot be advertised to the general public as a retail store. 

25. Other than within the campground itself, no advertising signage will be permitted for this retail use. 

Amendment (3) to expand with 15 additional campsites (total of 65) with one condition and one  
suggestion:  

26. The septic system must be evaluated for capacity and performance and found to be in compliance. 

**It is suggested, but not required that the Mells offer a “goodwill gesture” on the matter of dust 
control.** 

Amendment (4) to expand with 12 additional campsites (total of 77) with three conditions:  

27. The permittee shall submit required annual monitoring reports on the main septic system in order 
to maintain the compliant status of the system and the RV park. 

28. The permittee shall submit completed engineering on the recalculated retention pond prior to 
beginning construction on the new sites. 

29. The permittee shall ensure that all RVs housed and stored in the park remain licensed as 
recreational vehicles and are transportable; park model cottages shall be prohibited. 
 
 

Adopted by the Planning Commission of Chisago County, Minnesota,  
this 7th day of September, 2023. 

    
 Chris DuBose __________ Dave Whitney __________  
 Eric Leivian __________ Jolene Wille __________ 
 Jim McCarthy __________ Chip Yeager __________ 
 John Sutcliffe __________  
 
 
 
______________________________ ATTEST: _______________________________ 
Chip Yeager  Beth Gervais   
Chair   Land Services Coordinator  



Item No. 6b 

Staff Report 
 
TO:  Planning Commission 
FROM:  Beth Gervais, Land Services Coordinator   
SUBJECT: Conditional Use Permit for Rural Retail Tourism 
 16559 373rd Street, Amador Township 
DATE:  September 7, 2023   
 
 
ACTION TO CONSIDER  
The Planning Commission will conduct a public hearing to consider a Conditional Use Permit (CUP) for 
Rural Retail Tourism in Amador Township. Proposed Rural Retail Tourism activities include mentoring / 
tutoring sessions, coaching services, sale of locally produced goods and agricultural products, tours and 
photo sessions, with activity taking place both within existing structures as well as outdoors.  
 
SITE & APPLICATION INFORMATION 
Applicant(s):   Janine & Allen Schifsky   
Property Owner(s):  Janine & Allen Schifsky 
Location:   16559 373rd Street 
  Amador Township  
    Section 30, Township 35, Range 19 
PID:    01.00153.55 
Property Area:   10.62± Acres  
Current Zoning:   Agricultural (AG) District 
Adjacent Zoning:   
 North:   Agricultural (AG) District 
 South:   Agricultural (AG) District   
 East:   Agricultural (AG) District 
 West: Agricultural (AG) District 
Date Application Received: July 31, 2023 
Date Application Complete: August 3, 2023 
60-Day Review Period:  October 2, 2023 
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attached written narrative for a full description of products and services. Rural Retail Tourism activity is 
proposed to take place both within existing structures and outdoors. 
 
The written narrative offers the following information: 
• Hours of Operation – The property owners intend to operate the facility year-round with an 

anticipated three to seven events scheduled each month. The event schedule will vary depending on 
demand and personal schedules. The facility will be open Monday – Friday 9:00 am – 7:00 pm, 
Saturday 9:00 am – 5:00 pm, and Sunday 12:00 – 3:00 pm. Events could be as short as one to two 
hours or as long as eight hours or longer, depending on subject matter and event type / focus. 

• Anticipated Number of Visitors – The property owners are anticipating 1-80 people in attendance 
for each event. At least one of the business owners or staff members will be present during business 
hours. The highest occupancy is predicted to be during periods of warm weather. 

• Sanitary Facilities – The property owners intend to use two existing bathrooms within the dwelling, 
with the possible addition of a third bathroom within the dwelling, for Rural Retail Tourism 
purposes. More information on this topic can be found in the REVIEW PROCESS section and 
recommended conditions of approval. 

• Parking – Parking will be available on the driveway with overflow parking in the front pasture (refer 
to attached site plan). The written narrative explains that most visitors will be dropped off or arrive 
in groups being that events are family focused. The property owners estimate that there are 
approximately 16 - 9’ x 18’ parking spaces available, including three spaces in front of the dwelling 
and attached garage, six spaces near the front yard driveway border, three spaces on the north side 
of the turn-around, and four spaces on the east side of the turn-around. And, as previously 
mentioned, there will be overflow parking in the front pasture. 

• Lighting – Both the dwelling and the pole building have exterior lighting at their entrances. 

• Sound – The property owners are proposing mandatory quiet hours from 9:00 pm to 7:00 am. While 
the property owners have stated that sound amplification will be rare, they suggest that it may be 
used during business hours from time to time for larger groups. 

• Event Locations – Events are proposed both indoors and outdoors. When indoors, events could take 
place within the living room, kitchen, dining room, or basement. When outdoors, events could take 
place on the front porch or in the backyard, pole barn, garden, front yard, woods, or pasture. 

• Pets / Animals – Aside from service animals, pre-approved special guests and, presumably, pets 
belonging to the property owners, pets will not be allowed on the property. 

• Future Expansion – The property owners do not have any plans to add permanent structures 
specifically dedicated to Rural Retail Tourism activities. 

• Emergencies – The written narrative provides lengthy detail about mitigation actions, preparedness 
planning and training, response and recovery actions. 

 
The written narrative suggests that there may be staff members in addition to the business owners but 
there is no specific detail about the number of proposed staff members. Staff has included a 
recommended condition of approval which limits the number of employees on-site at any given time to 
two. This condition is not intended to prohibit the business owners / permit holder from having more 
than two employees but, rather, to limit the number of employees on-site. 
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REVIEW PROCESS 
The Technical Review Committee met with Janine Schifsky on August 9, 2023.  
• The Building Official spoke about occupancy ratings for the pole building, explaining that the 

structure is currently rated for up to 36 people and up to 120 people if a sprinkler system is 
installed.  

• The Sanitarian spoke about possible use of the existing septic system / bathrooms within the 
dwelling for Rural Retail Tourism activities, explaining that it may be possible if the property owners 
installed an event counter for monitoring and utilized at least one porta potty. Ultimately, the 
Sanitarian recommended that the existing septic system / bathrooms within the dwelling not be 
allowed for Rural Retail Tourism activities and that the property owners instead utilize porta potties. 
There is no requirement on the exact number of porta potties. 

 
The Amador Town Board reviewed the proposed CUP at its August 15, 2023 meeting and recommended 
approval. The notations on the township form are not entirely clear (“Parking, access for emergency 
vehicles, less number of occupants on site”), but staff interprets them to mean that the CUP is 
recommended for approval with the conditions that sufficient on-site parking is provided for customers 
/ visitors and sufficient access is provided for emergency vehicles. Based on the Town Board’s notations, 
staff has included recommended conditions of approval consistent with past approvals. 
 
The application was submitted on July 31, 2023 and deemed complete on August 3, 2023. The State 
mandated 60-day review period expires on October 2, 2023. 
 
RURAL RETAIL TOURISM STANDARDS 
The Planning Commission, as outlined in Zoning Ordinance Section 4.15, shall consider possible effects 
of the proposed Rural Retail Tourism based upon the following general factors and any other 
requirements set forth in the Zoning Ordinance or deemed otherwise relevant. 
A. Purpose.    

In accordance with the stated goals of the Chisago County Comprehensive Development Plan, it is 
the purpose of this subdivision to: 
• Preserve and celebrate Chisago County’s archaeological properties, rural and agricultural 

heritage, and historical landscapes;  
• To recognize Chisago County’s scenic features, exceptional rural ambience, historic sites as 

desirable local amenities which will draw outside revenue from visitors, that is vital to the local 
economy.  

• Enhance Chisago County’s appeal to visitors who are drawn to its rural atmosphere; 
• Provide opportunities for new economic growth through Rural Retail Tourism businesses; 
• Assist the County’s citizens in the transition from primarily agricultural land uses, to an 

expanded variety of rural business opportunities as active family farming continues to diminish 
in Chisago County.          

   
B. Standards.     

Rural Retail Tourism Businesses shall meet the following standards:    
1. Rural Retail Tourism businesses shall be located within the AG or RVC Zoning Districts; 
2. Rural Retail Tourism businesses shall require a Conditional Use Permit in accordance with 

Section 8.04 of this Ordinance; 
3. Rural Retail Tourism businesses shall be shown to have a unique and demonstrable relationship 

with Chisago County or its region, and its history, culture, traditions, arts, crafts, lore, natural 
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resources, or other features and amenities, in accordance with the above stated purposes. 
 
C. Allowed Uses.    

Allowed Rural Retail Tourism businesses shall include things as farm or other historical heritage 
attractions, single family residential rental properties for retreats, crafting, weddings, receptions, 
bed & breakfasts; small-scale, low impact special events or music festivals, corn mazes, holiday 
celebrations and harvest festivals, country-craft/antique shops, unique local venues providing for 
the sale and serving of locally produced raw and/or value-added agricultural products, goods and 
services, and other reasonably related merchandise, and other uses determined by the Department 
to be similar in nature and scope. 

 
D. The terms “small-scale” and “low-impact” shall be construed to refer to land uses which:    

1. Do not create an excessive demand upon existing services or amenities; 
2. Are screened or able to be screened adequately, or are sufficiently separated from adjacent 

development or land, to prevent undue negative impact to nearby properties; 
3. Will not have an appearance that is inconsistent or incompatible with the surrounding area; 
4. Will not cause traffic hazard or undue congestion; 
5. Will not negatively impact the neighborhood by intrusion of noise, glare, odor, or other adverse 

effects.  
 

Applications which are determined to be unable to meet the above criteria may be processed as a 
major commercial conditional use, provided the use is allowed in the relevant Zoning District. 

 
E. All conditional uses for Rural Retail Tourism shall meet the applicable requirements of Section 8. 
 
F. Code Compliance.  

An existing structure or SSTS which is subjected to a change in occupancy or GPD loading as a result 
of an approved CUP for a Rural Retail Tourism business shall be retrofitted and/or upgraded to 
conform to current code requirements. All existing buildings proposed for use in association with 
the business shall be certified by an architect or engineer to be in compliance with current structural 
standards for the new occupancy prior to any use of the structure.  

 
FINDINGS OF FACT 
Zoning Ordinance Section 8.04 (Conditional Use Permits) C. states that the Planning Commission shall 
consider possible effects of the proposed conditional use based upon, but not limited to, the general 
factors listed below. Staff has provided proposed findings, shown in italics below, for the Commission’s 
consideration.  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development 

policies of the County; 
Finding #1 The proposed CUP is consistent with the Chisago County Comprehensive Plan and 

development policies. The Comprehensive Plan provides several references to the 
County’s intention to continue to allow and be supportive of the proposed land use: 
• To identify and protect the quality of visitor’s experience of prime scenic features, 

areas of exceptional rural ambience, important historic sites and their surrounding 
settings and prime areas of flora study and wildlife viewing and public opens spaces 
to low-impact recreation (p 2-43) 
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• To promote farm, commercial recreation, and rural retail tourism businesses as a 
method to bring dollars into the Chisago County economy (p 5-18) 

• To promote natural amenities in the County as assets to economic development and 
business opportunity (p 6-22) 

• To acknowledge tourism’s economic value and the contribution of this industry to 
both the diversity of the County economic base and the potential for growth (p 6-22)  

• To promote tourism and commercial recreation as expanding opportunities for 
employment and tax base (p 6-22) 

 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets 

and other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The proposed use will utilize self-contained sanitary facilities, private utilities, and off-

street parking for visitors, and access to the subject site will be gained from well-
established Township Roads (Quinlan Avenue and 373rd Street). Further, the proposed 
use will have no impact on schools or other public facilities or utilities. Therefore, the 
County finds that the proposed Rural Retail Tourism use will not create an excessive 
demand on existing parks, schools or utilities which serve the subject site.  

 
Factor #3 The proposed use will be sufficiently compatible or separated by distance or screening 

from adjacent development or land so that existing development does not suffer undue 
negative impact and there will be no significant deterrence to future development; 

Finding #3 While the subject site is located within a residential subdivision, the subject site is more 
than 10 acres in size and is heavily forested. In fact, aerial imagery shows that there is 
heavy forestation between all areas and structures proposed for Rural Retail Tourism 
activities and neighboring structures to the north and west; properties to the south and 
east are used for agricultural purposes and have not been developed with dwellings. 
Further, the two neighboring dwellings to the north and west are situated approximately 
140’ and 340’ respectively from the shared property boundaries. Therefore, the County 
finds that the proposed use is sufficiently separated by natural vegetative screening and 
distance from adjacent properties so as to not cause undue negative impact or deter 
future development. 

 
Factor #4 The proposed use and site will have an appearance that will not have an adverse effect 

upon adjacent properties; 
Finding #4 The proposed Rural Retail Tourism activities will take place within existing structures and 

outdoors through use of the garden(s), front yard, woods and pasture(s). The existing 
structures are well-maintained and the County has no evidence to suggest that they 
have an appearance which would cause adverse effects upon adjacent properties. 
Further, all indoor and outdoor activities will be well screened by heavy forestation and 
distance. Therefore, the County finds that the appearance of the proposed use will not 
have an adverse impact on adjacent properties. 

 
Factor #5 The proposed use, in the opinion of the County, is reasonably related to the overall land 

use goals of the County and to the existing land use; 
Finding #5 The County finds that the Chisago County Zoning Ordinance identifies Rural Retail 

Tourism as an allowable Conditional Use in the AG District. In addition, Sections 4.15 of 
the Chisago County Zoning Ordinance encourages the development of Rural Retail 
Tourism with the following specific goals: 
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• Preserve and celebrate Chisago County’s archaeological properties, rural and 
agricultural heritage, and historical landscapes.  

• To recognize Chisago County’s scenic features, exceptional rural ambience, historic 
sites as desirable local amenities which will draw outside revenue from visitors, that 
is vital to the local economy.  

• Enhance Chisago County’s appeal to visitors who are drawn to its rural atmosphere. 
• Provide opportunities for new economic growth through Rural Retail Tourism 

businesses. 
• Assist the County’s citizens in the transition from primarily agricultural land uses to 

an expanded variety of rural business opportunities as active family farming 
continues to diminish in Chisago County.      

 
Factor #6 The proposed use is consistent with the purposes of the Zoning Ordinance and the 

purposes of the zoning district in which the applicant intends to locate the proposed 
use; 

Finding #6 See Finding #5.  
 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
Finding #7 The subject site is located adjacent to a Township Road system (Quinlan Avenue and 

373rd Street) within a relatively small residential subdivision featuring a total of six 
private properties, including the subject site. The application materials describe events 
with as little as one visitor and as many as 80 visitors, with larger groups carpooling as 
the events will be family focused. The Amador Town Board – being the Road Authority – 
did identify the recommended need for sufficient on-site parking and sufficient access for 
emergency vehicles but did not identify any concerns specifically relating to traffic 
hazards or congestion. Therefore, the County finds no evidence to suggest that the 
proposed use will cause traffic hazards or congestion.   

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of 

noise, glare or general unsightliness. 
Finding #8 The proposed Rural Retail Tourism activities will take place within existing structures and 

outdoors through use of the garden(s), front yard, woods and pasture(s). The County 
finds no evidence to suggest that the proposed use will cause any glare or general 
unsightliness which would impact nearby properties; however, based on the anticipated 
number of visitors being as many as 80 and the proposed occasional use of amplified 
sound, the County finds that noise may be a potential adverse impact to nearby 
properties. However, the County further finds that the buffer of existing heavy 
forestation and distance and the proposed implementation of mandatory daily quiet 
hours of 9:00 pm to 7:00 am will sufficiently mitigate any potential adverse impacts of 
noise.  

 
STAFF RECOMMENDATION  
Staff believes that the proposed Rural Retail Tourism use complies with and is consistent with the intent 
of the Chisago County Zoning Ordinance and Comprehensive Plan. Barring any new or unknown 
evidence of compliance discovered after the completion of this report or during the course of the public 
hearing, staff recommends approval of the CUP with conditions (see below) and has prepared a 
resolution for the Commission’s consideration.  
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Recommended Condition(s): 
1. This Conditional Use Permit for Rural Retail Tourism allows for the operation of a gathering venue 

with events focused on homesteading and mentoring / tutoring sessions. Events and activities may 
include mentoring / tutoring sessions, coaching services, sale of locally produced goods and 
agricultural products, tours, photo sessions, and other types of events and activities specifically 
described in the application materials dated received July 31, 2023 and kept on file with the 
Department of Environmental Services and in accordance with the conditions contained herein. Any 
significant deviation or expansion, as determined by Chisago County Department of Environmental 
Services staff, shall require further review by the Planning Commission and approval by the County 
Board of Commissioners. 

2. Activities may take place within existing structures, including the dwelling and pole building located 
immediately north of the dwelling, as well as outdoors. Use of the existing structures for Rural Retail 
Tourism purposes is conditioned on the structures being compliant with the State Building Code and 
subject to occupancy limits as established by the State Building Code. 

3. The existing pole building located immediately north of the dwelling is rated for a maximum 
occupancy of 36 people being that it does not have a sprinkler system. The permit holder shall 
adhere to State Building Code occupancy limits and not allow more than 36 people within the 
structure at any given time. 

4. This Conditional Use Permit allows use of the property for Rural Retail Tourism purposes seven days 
a week year-round and subject to the following hours of operation. Rural Retail Tourism activities 
may not occur earlier or later than the listed hours of operation. 

Monday – Friday – 9:00 am to 7:00 pm 
Saturday – 9:00 am to 5:00 pm 
Sunday – 12:00 pm to 3:00 pm  

5. The permit holder shall implement mandatory daily quiet hours of 9:00 pm to 7:00 am. 

6. The maximum number of customers / visitors at any given time shall be no more than 80.  

7. The maximum number of employees – in addition to the permit holder – on-site at any given time is 
two (2). This condition is not intended to prohibit the permit holder from having more than two (2) 
employees but, rather, to limit the number of employees on-site. 

8. The maximum number of organized events each month shall be seven (7). 

9. Aside from service animals, pre-approved special guests, and pets / animals belonging to the permit 
holder, no additional pets / animals shall be allowed on the property. 

10. Noise generated from the approved Rural Retail Tourism use shall be subject to the Chisago County 
noise standards. No undue or objectionable noise resulting from said uses shall be transmitted 
beyond the subject site’s property boundaries.  

11. There shall be no outdoor amplified music at any time. 

12. The permit holder shall accommodate all customer / visitor parking on-site. No customer / visitor 
parking shall be allowed on 373rd Street or Quinlan Avenue. 

13. The permit holder shall ensure adequate year-round access and parking for emergency vehicles on-
site, including space to maneuver/turn vehicles. If emergency vehicles are damaged due to lack of 
maneuverable space and/or adequate driveway width/height, the permit holder will be held 
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responsible for emergency vehicle repairs pursuant to the adopted policies and directions of 
Amador Township and/or the Almelund Fire Chief / Department.   

14. Any signage shall be installed in accordance with the Chisago County Zoning Ordinance.  

15. The permit holder shall provide porta potties for customer / visitor use. No Rural Retail Tourism 
activities shall utilize bathroom facilities within the dwelling unless specifically authorized by the 
Department of Environmental Services. 

16. The property and uses thereon are subject to all applicable local and State codes, including Zoning, 
Building and Septic Codes.  

17. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the 
County annually that the activity permitted by the Conditional Use Permit is ongoing and the 
activities being conducted continue to adhere to the conditions of approval. Failure to maintain 
certification may be a basis to revoke the Conditional Use Permit. The property shall be made open 
and available for regular inspection at any time during reasonable hours by the Chisago County 
Department of Environmental Services and/or any duly authorized law enforcement agency.  
 

OPTIONS 
1. Recommend that the County Board approve the Conditional Use Permit with Findings of Fact and 

conditions presented or amended. 

2. Should the Planning Commission determine that the proposed Conditional Use Permit does not 
comply with and/or is not consistent with the intent of County’s Zoning Ordinance or 
Comprehensive Plan upon completion of the public hearing and/or upon discovery of any new or 
unknown evidence, recommend that the County Board deny the Conditional Use Permit based on 
factors deemed appropriate. (Note: The Commission will need to include specific factor(s) for denial 
in its motion.) 

3. Table the request to allow for submission of additional supporting documentation and/or further 
review and consideration. If tabling the request, the Commission should also include in its motion a 
60-day extension of the review period. 

 
ACTION REQUESTED 
Motion to adopt Resolution No. PC2023-0902, a resolution recommending approval of a Conditional Use 
Permit allowing Rural Retail Tourism on property located at 16559 373rd Street in Amador Township, 
with Findings of Fact and conditions as presented or amended.  
 
ATTACHMENTS 
1. Application materials: 

a. Application  
b. Combined written narrative and site plan 

2. Aerial location map (1) – subject property 
3. Aerial location map (2) – vicinity map 
4. Draft Resolution No. PC2023-0902 
 
 
CC:  Janine & Allen Schifsky, property owners 
 County file 



























  

Janine & Allen Schifsky – Property owners Janine & Allen Schifsky are requesting a Conditional Use Permit (CUP) for Rural Retail 
Tourism in the Agricultural (AG) District. Proposed Rural Retail Tourism activities will include, but may not be limited to, 
mentoring / tutoring sessions, coaching services, sale of locally produced goods and agricultural products, tours and photo 
sessions, with activity taking place both within existing structures as well as outdoors. The 10.62± acre subject site is located at 
16559 373rd Street in Amador Township, S30, T35, R19 (PID 01.00153.55). 

Schifsky Property -  



  Janine & Allen Schifsky – Property owners Janine & Allen Schifsky are requesting a Conditional Use Permit (CUP) for Rural Retail 
Tourism in the Agricultural (AG) District. Proposed Rural Retail Tourism activities will include, but may not be limited to, 
mentoring / tutoring sessions, coaching services, sale of locally produced goods and agricultural products, tours and photo 
sessions, with activity taking place both within existing structures as well as outdoors. The 10.62± acre subject site is located at 
16559 373rd Street in Amador Township, S30, T35, R19 (PID 01.00153.55). 

Schifsky Property -  
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RESOLUTION NO. PC2023-0902 
 

A RESOLUTION OF THE PLANNING COMMISSION OF CHISAGO COUNTY, MINNESOTA, 
RECOMMENDING APPROVAL OF A CONDITIONAL USE PERMIT ALLOWING RURAL RETAIL TOURISM ON 

PROPERTY LOCATED AT 16559 373RD STREET IN AMADOR TOWNSHIP 
 

WHEREAS, property owners Janine Schifsky & Allen Schifsky submitted an application dated received July 31, 
2023 and considered complete on August 3, 2023 for a Conditional Use Permit allowing a Rural Retail Tourism 
on property located at 16559 373rd Street in Amador Township; and 
 
WHEREAS, the subject site is located in the Agricultural (AG) District; and 
 
WHEREAS, the subject site is 10.62± acres in size and legally described as: 
 

PID 01.00153.55 
Lot 6, Block 1, Whitetail Hills, Chisago County, Minnesota 

 
WHEREAS, notice was provided and on September 7, 2023 the Planning Commission conducted a public 
hearing regarding this application, at which it heard from the Land Services Coordinator, the property owner(s) 
and/or applicant(s), and invited members of the public to comment; and 
 
WHEREAS, the Planning Commission considered several factors for granting Conditional Use Permits and 
Conditional Use Permit Amendments and made the following findings per Zoning Ordinance Section 8.04:  
 
Factor #1 The [proposed action is consistent with the] Comprehensive Plan and development policies of 

the County; 
Finding #1 The proposed CUP is consistent with the Chisago County Comprehensive Plan and development 

policies. The Comprehensive Plan provides several references to the County’s intention to 
continue to allow and be supportive of the proposed land use: 
• To identify and protect the quality of visitor’s experience of prime scenic features, areas of 

exceptional rural ambience, important historic sites and their surrounding settings and 
prime areas of flora study and wildlife viewing and public opens spaces to low-impact 
recreation (p 2-43) 

• To promote farm, commercial recreation, and rural retail tourism businesses as a method 
to bring dollars into the Chisago County economy (p 5-18) 

• To promote natural amenities in the County as assets to economic development and 
business opportunity (p 6-22) 

• To acknowledge tourism’s economic value and the contribution of this industry to both the 
diversity of the County economic base and the potential for growth (p 6-22)  

• To promote tourism and commercial recreation as expanding opportunities for 
employment and tax base (p 6-22) 

 
Factor #2 The proposed use will not create an excessive demand on existing parks, schools, streets and 

other public facilities and utilities which serve or are proposed to serve the area; 
Finding #2 The proposed use will utilize self-contained sanitary facilities, private utilities, and off-street 

parking for visitors, and access to the subject site will be gained from well-established 
Township Roads (Quinlan Avenue and 373rd Street). Further, the proposed use will have no 
impact on schools or other public facilities or utilities. Therefore, the County finds that the 
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proposed Rural Retail Tourism use will not create an excessive demand on existing parks, 
schools or utilities which serve the subject site.  

 
Factor #3 The proposed use will be sufficiently compatible or separated by distance or screening from 

adjacent development or land so that existing development does not suffer undue negative 
impact and there will be no significant deterrence to future development; 

Finding #3 While the subject site is located within a residential subdivision, the subject site is more than 10 
acres in size and is heavily forested. In fact, aerial imagery shows that there is heavy 
forestation between all areas and structures proposed for Rural Retail Tourism activities and 
neighboring structures to the north and west; properties to the south and east are used for 
agricultural purposes and have not been developed with dwellings. Further, the two 
neighboring dwellings to the north and west are situated approximately 140’ and 340’ 
respectively from the shared property boundaries. Therefore, the County finds that the 
proposed use is sufficiently separated by natural vegetative screening and distance from 
adjacent properties so as to not cause undue negative impact or deter future development. 

 
Factor #4 The proposed use and site will have an appearance that will not have an adverse effect upon 

adjacent properties; 
Finding #4 The proposed Rural Retail Tourism activities will take place within existing structures and 

outdoors through use of the garden(s), front yard, woods and pasture(s). The existing 
structures are well-maintained and the County has no evidence to suggest that they have an 
appearance which would cause adverse effects upon adjacent properties. Further, all indoor 
and outdoor activities will be well screened by heavy forestation and distance. Therefore, the 
County finds that the appearance of the proposed use will not have an adverse impact on 
adjacent properties. 

 
Factor #5 The proposed use, in the opinion of the County, is reasonably related to the overall land use 

goals of the County and to the existing land use; 
Finding #5 The County finds that the Chisago County Zoning Ordinance identifies Rural Retail Tourism as 

an allowable Conditional Use in the AG District. In addition, Sections 4.15 of the Chisago County 
Zoning Ordinance encourages the development of Rural Retail Tourism with the following 
specific goals: 
• Preserve and celebrate Chisago County’s archaeological properties, rural and agricultural 

heritage, and historical landscapes.  
• To recognize Chisago County’s scenic features, exceptional rural ambience, historic sites as 

desirable local amenities which will draw outside revenue from visitors, that is vital to the 
local economy.  

• Enhance Chisago County’s appeal to visitors who are drawn to its rural atmosphere. 
• Provide opportunities for new economic growth through Rural Retail Tourism businesses. 
• Assist the County’s citizens in the transition from primarily agricultural land uses to an 

expanded variety of rural business opportunities as active family farming continues to 
diminish in Chisago County.      

 
Factor #6 The proposed use is consistent with the purposes of the Zoning Ordinance and the purposes of 

the zoning district in which the applicant intends to locate the proposed use; 
Finding #6 See Finding #5. 
 
Factor #7 The proposed use will not cause traffic hazard or congestion; and 
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Finding #7 The subject site is located adjacent to a Township Road system (Quinlan Avenue and 373rd 
Street) within a relatively small residential subdivision featuring a total of six private 
properties, including the subject site. The application materials describe events with as little as 
one visitor and as many as 80 visitors, with larger groups carpooling as the events will be 
family focused. The Amador Town Board – being the Road Authority – did identify the 
recommended need for sufficient on-site parking and sufficient access for emergency vehicles 
but did not identify any concerns specifically relating to traffic hazards or congestion. 
Therefore, the County finds no evidence to suggest that the proposed use will cause traffic 
hazards or congestion.   

 
Factor #8 The proposed use will not adversely impact existing nearby properties by intrusion of noise, 

glare or general unsightliness. 
Finding #8 The proposed Rural Retail Tourism activities will take place within existing structures and 

outdoors through use of the garden(s), front yard, woods and pasture(s). The County finds no 
evidence to suggest that the proposed use will cause any glare or general unsightliness which 
would impact nearby properties; however, based on the anticipated number of visitors being as 
many as 80 and the proposed occasional use of amplified sound, the County finds that noise 
may be a potential adverse impact to nearby properties. However, the County further finds that 
the buffer of existing heavy forestation and distance and the proposed implementation of 
mandatory daily quiet hours of 9:00 pm to 7:00 am will sufficiently mitigate any potential 
adverse impacts of noise.  

 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of Chisago County, Minnesota hereby 
recommends approval of the request for Conditional Use Permit, subject to the following conditions: 
 
1. This Conditional Use Permit for Rural Retail Tourism allows for the operation of a gathering venue with 

events focused on homesteading and mentoring / tutoring sessions. Events and activities may include 
mentoring / tutoring sessions, coaching services, sale of locally produced goods and agricultural products, 
tours, photo sessions, and other types of events and activities specifically described in the application 
materials dated received July 31, 2023 and kept on file with the Department of Environmental Services and 
in accordance with the conditions contained herein. Any significant deviation or expansion, as determined 
by Chisago County Department of Environmental Services staff, shall require further review by the 
Planning Commission and approval by the County Board of Commissioners. 

2. Activities may take place within existing structures, including the dwelling and pole building located 
immediately north of the dwelling, as well as outdoors. Use of the existing structures for Rural Retail 
Tourism purposes is conditioned on the structures being compliant with the State Building Code and 
subject to occupancy limits as established by the State Building Code. 

3. The existing pole building located immediately north of the dwelling is rated for a maximum occupancy of 
36 people being that it does not have a sprinkler system. The permit holder shall adhere to State Building 
Code occupancy limits and not allow more than 36 people within the structure at any given time. 

4. This Conditional Use Permit allows use of the property for Rural Retail Tourism purposes seven days a 
week year-round and subject to the following hours of operation. Rural Retail Tourism activities may not 
occur earlier or later than the listed hours of operation. 

Monday – Friday – 9:00 am to 7:00 pm 
Saturday – 9:00 am to 5:00 pm 
Sunday – 12:00 pm to 3:00 pm  

5. The permit holder shall implement mandatory daily quiet hours of 9:00 pm to 7:00 am. 
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6. The maximum number of customers / visitors at any given time shall be no more than 80.  

7. The maximum number of employees – in addition to the permit holder – on-site at any given time is two 
(2). This condition is not intended to prohibit the permit holder from having more than two (2) employees 
but, rather, to limit the number of employees on-site. 

8. The maximum number of organized events each month shall be seven (7). 

9. Aside from service animals, pre-approved special guests, and pets / animals belonging to the permit 
holder, no additional pets / animals shall be allowed on the property. 

10. Noise generated from the approved Rural Retail Tourism use shall be subject to the Chisago County noise 
standards. No undue or objectionable noise resulting from said uses shall be transmitted beyond the 
subject site’s property boundaries.  

11. There shall be no outdoor amplified music at any time. 

12. The permit holder shall accommodate all customer / visitor parking on-site. No customer / visitor parking 
shall be allowed on 373rd Street or Quinlan Avenue. 

13. The permit holder shall ensure adequate year-round access and parking for emergency vehicles on-site, 
including space to maneuver/turn vehicles. If emergency vehicles are damaged due to lack of 
maneuverable space and/or adequate driveway width/height, the permit holder will be held responsible 
for emergency vehicle repairs pursuant to the adopted policies and directions of Amador Township and/or 
the Almelund Fire Chief / Department.   

14. Any signage shall be installed in accordance with the Chisago County Zoning Ordinance.  

15. The permit holder shall provide porta potties for customer / visitor use. No Rural Retail Tourism activities 
shall utilize bathroom facilities within the dwelling unless specifically authorized by the Department of 
Environmental Services. 

16. The property and uses thereon are subject to all applicable local and State codes, including Zoning, 
Building and Septic Codes.  

17. Annual certification of the Conditional Use Permit is required. The permit holder shall notify the County 
annually that the activity permitted by the Conditional Use Permit is ongoing and the activities being 
conducted continue to adhere to the conditions of approval. Failure to maintain certification may be a 
basis to revoke the Conditional Use Permit. The property shall be made open and available for regular 
inspection at any time during reasonable hours by the Chisago County Department of Environmental 
Services and/or any duly authorized law enforcement agency.  
 
 

Adopted by the Planning Commission of Chisago County, Minnesota,  
this 7th day of September, 2023. 

    
 Chris DuBose __________ Dave Whitney __________  
 Eric Leivian __________ Jolene Wille __________ 
 Jim McCarthy __________ Chip Yeager __________ 
 John Sutcliffe __________  
 
 
______________________________ ATTEST: _______________________________ 
Chip Yeager  Beth Gervais   
Chair   Land Services Coordinator  



Item No. 6c 

Staff Report 
 
TO:  Planning Commission 
FROM:  Beth Gervais, Land Services Coordinator   
SUBJECT: Preliminary Plat of Hokanson View 
  9xxx 460th Street, Sunrise Township  
DATE:  September 7, 2023   
 
 
ACTION TO CONSIDER  
The Planning Commission will conduct a public hearing to consider the Preliminary Plat of Hokanson 
View, involving the creation of one 8-acre lot from a 198.03± acre tract of land. 
 
SITE & APPLICATION INFORMATION 
Property Owner(s):  Kelly Hokanson 
Applicant(s):   Kelly Hokanson 
General Location: 9xxx 460th Street 
  Sunrise Township 
    Section 12, Township 36, Range 21 
PID:    09.00523.10 
Property Area:   198.03± Acres 
Current Zoning:   Agricultural (AG) District  
Adjacent Zoning:   
 North:   Agricultural (AG) District   
 South:   Agricultural (AG) District  
 East:   Agricultural (AG) District 
 West:   Agricultural (AG) District 
Date Application Received: August 1, 2023 
Date Application Complete: August 4, 2023 
120-Day Review Period:  December 2, 2023  
 
BACKGROUND 
Property owner Kelly Hokanson is seeking 
approval of the Preliminary Plat of Hokanson 
View. The property owner wishes to create one 
8-acre lot from the 198.03± acre tract of land 
located approximately one-third of a mile east 
of Government Road / CR 57, approximately 1.1 
miles west of the St. Croix River, on the north 
side of 460th Street in Sunrise Township.   
 
SITE & PROPOSAL ANALYSIS 
The 198.03± acre subject site was split from the 
adjacent 5.01± acre PID 09.00523.00 in 
November 2021 through the Minor Subdivision 

Proposed  
8-Acre Lot 

198.03-Acre 
Subject Site 
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process (PID 09.00523.00 is shown in the southeastern quadrant of the circle in the image above). The 
proposed 8-acre lot is currently developed with two pre-existing accessory structures and a septic 
system.  
 
Elevations of the proposed lot vary widely; however, these elevations should not limit further 
development as there is ample level ground toward the south end of the site (area with existing 
structures). The proposed lot includes a few areas with mature trees but otherwise appears to be an 
agricultural field. There are no identified wetland areas. Surrounding properties range widely in size with 
most parcels to the west ranging from 5 acres to 20 acres and most parcels to the east ranging from 5 
acres to 300+ acres. Properties to the west are primarily used for residential and agricultural purposes 
whereas most properties to the east are State-owned parcels adjacent to the St. Croix River (Wild River 
State Park).  
 
Staff notes that the proposed plat includes a “66’ future ingress & egree easement” along the western 
property boundary of the proposed lot. Staff is not presently aware of future development plans for the 
remaining land (north of proposed lot); however, staff views the act of planning for future ingress and 
egress to be wise. 
 
The stated purpose of the AG District is to provide areas to be utilized for agriculture and agriculture 
related uses and low density residential areas. Below is a table which identifies minimum requirements 
for the AG District with corresponding information for the proposed lot. As proposed, the lot complies 
with and exceeds the County’s dimensional requirements.     
  

AG District  
Minimum 
Requirements 

Lot Size 
5 acres 

Lot Width* 
300 feet 

Lot Depth** 
300 feet 

Home Site Area 
21,500 square feet 

Lot 1 8.00 acres Approx. 301.05’ Approx. 702.85’ 21,500 sf plus 
15,072 sf septic area 

* Lot width, by definition, is measured at the building setback line. Subdivision Ordinance Section 4.03 Lot Requirements states 
that “Each lot shall front upon a public street for the minimum lot width required, except as otherwise provided in this 
Ordinance.” 
** Lot depth, by definition, is the average distance measured from the front lot line to the rear lot line. Subdivision Ordinance 
Section 4.03 Lot Requirements states that “the depth of a lot shall not be greater than five times the width.”  
 
REVIEW PROCESS 
The Technical Review Committee met on August 9, 2023 and no concerns were identified. The soils 
report and wetland delineation have been reviewed by the County and both were found to be accurate.   
 
The Sunrise Town Board reviewed the proposed Preliminary Plat at its August 17, 2023 meeting and 
recommended approval with no conditions.    
 
Preliminary Plats, per the Chisago County Subdivision Ordinance, are subject to a 120-day review period 
rather than the more typical 60-day review period applied to land use requests. The 120-day review 
period for this application expires on December 2, 2023. 
 
WRITTEN TESTIMONY  
No written testimony was submitted to the County as of the completion of this report. 
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STAFF RECOMMENDATION  
Staff believes that the proposed Preliminary Plat complies with and is consistent with the intent of the 
County’s Zoning and Subdivision Ordinances. Barring any new or unknown evidence of compliance 
discovered after the completion of this report or during the course of the public hearing, staff 
recommends approval of the Preliminary Plat of Hokanson View with conditions (see below) and has 
prepared a resolution for the Commission’s consideration.     
 
Recommended Condition(s): 
1. The Preliminary Plat of Hokanson View is approved per plat drawing dated signed July 31, 2023 and 

amended on August 3, 2023. Any significant deviation from the approved plat drawing, except as 
noted herein and as determined by the Department of Environmental Services, shall require further 
review by the Planning Commission and approval by the County Board. 

2. The applicant shall obtain all necessary and applicable permits from Federal, State, and County 
jurisdictions for any wetland impacts prior to commencement of development.  

3. The applicant shall submit request for Final Plat within one year following approval of the 
Preliminary Plat unless an extension of time is requested by the applicant and granted by the County 
Board upon recommendation of the Planning Commission. 

 
OPTIONS 
1. Recommend that the County Board approve the Preliminary Plat of Hokanson View with conditions 

presented or amended. 

2. Should the Planning Commission determine that the proposed Preliminary Plat does not comply 
with and/or is not consistent with the intent of County’s Zoning and Subdivision Ordinances upon 
completion of the public hearing and/or upon discovery of any new or unknown evidence, 
recommend that the County Board deny the Preliminary Plat of Hokanson View based on factors 
deemed appropriate. (Note: The Commission will need to include specific factor(s) for denial in its 
motion.) 

3. Table the request to allow for submission of additional supporting documentation and/or further 
review and consideration. The 120-day review period expires on December 2, 2023.  

 
ACTION REQUESTED 
Motion to adopt Resolution No. PC2023-0903, a resolution recommending approval of the Preliminary 
Plat of Hokanson View, with conditions as presented or amended.  
 
ATTACHMENTS 
1. Application materials 

a. Application  
b. Preliminary Plat drawing dated signed July 31, 2023 and amended on August 3, 2023 

2. Aerial location map (1) – subject site  
3. Aerial location map (2) – vicinity map 
4. Draft Resolution No. PC2023-0903 
 
 
CC:  Kelly Hokanson, property owner 
 County file 
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SURVEY NOTES:

1. Orientation of this bearing system is based on the Chisago County Coordinate System NAD 83 (1996 adj.)

2. The address of the property is un-assigned, the PID No. is 09.00523.10

3. Total Area of Property 8,653,494 Sq. Ft. or 198.7 Acres.

4. Bench Mark: MnDOT BM "AZ MK" Elev: 921.087

5. Contours shown are LiDAR contours from MN DNR on NAVD88 datum.

6. The subject property is zoned A (Agricultural) per Sunrise Township zoning map. Building setbacks are:
Front yard(From R/W) : 40 feet
Rear yard : 50 feet
Side yard : 20 feet
Minimum Buildable Area : 21,500 Sq. Ft.
10,000 Sq. Ft. principle pad that:

Minimum 2 feet above the nearest 100 year flood Elev.
Minimum 2 feet above the highest anticipated water level

11,500 Sq. Ft. yard site:
Above the nearest or any relevant 100-year flood contour

Highest Anticipated Water Elevation & 100-year flood contour is determined to be at Elev. = 824.8 based on the cross section elevation where Goose Creek intersects with the Westerly property line of
the subject property per Mn DNR Lake and Flood Elevations Online

7. The platted property lies within Zone X, areas determined to be outside the 0.2% annual chance flood plain per FEMA Flood Insurance Rate Map No. 27025C0150D, effective April 17,
2012.

SANITARY CLEANOUT

OVERHEAD ELECTRIC

OWNER & DEVELOPER
Kelly P. Hokanson
9380 460th St
Harris, MN 55032
kellyhokanson64@gmail.com

LAND SURVEYOR
WIDSETH
Kelly Jordan
5368 266th St
Wyoming, MN 55092
PHONE (651)464-3130

WATER WELL

PROPERTY DESCRIPTION:
All that part of the Northwest Quarter of Southeast Quarter of Section 12, Township 36, Range 21, Chisago County, Minnesota described as follows: Beginning at a point on the South line of
said Northwest Quarter of Southeast Quarter, 617 feet East of the southwest corner thereof; thence North 31 degrees 23 minutes East, 718 feet; thence North 45 degrees 58 minutes East, 450
feet to a point on the East line of said Northwest Quarter of the Southeast Quarter, 389 feet South of the northeast corner thereof; thence North along the East line of said Northwest Quarter of
the Southeast Quarter to the northeast corner of thereof; thence West along the North line of said Northwest Quarter of the Southeast Quarter to the northwest corner thereof; thence South
along the West line of said Northwest Quarter of the Southeast Quarter to the southwest corner thereof; thence East along the South line of said Northwest Quarter of the Southeast Quarter to
the place of beginning, containing 31.30 acres, more or less.
And

All that part of the Southwest Quarter of the Southeast Quarter of said Section12 described as follows: Beginning at a point on the south line of said Southwest Quarter of the Southeast Quarter,
237 feet East of the southwest corner thereof; thence North 14 degrees 40 minutes East, 481 feet; thence North 6 degrees 47 minutes West, 270 feet; thence North 20 degrees 14 minutes
East, 603 feet, to a point on the North line of said Southwest Quarter of the Southeast Quarter 540 feet East of the northwest corner thereof; thence West along the North line of said Southwest
Quarter of the Southeast Quarter to the northwest corner thereof, thence South along the West line of said Southwest Quarter of the Southeast Quarter to the southwest corner thereof; thence
East along the South line of said Southwest Quarter of the Southeast Quarter, to the point of beginning, containing 10.95 acres, more or less.

And

The Southwest Quarter of said Section 12, EXCEPTING THEREFROM the East 430.00 feet of the West 731.00 feet of the South 212.00 feet and the East 300.00 feet of the West 1031.00 feet
of the South 423.00 feet of said Southwest Quarter.

ALL OF THE ABOVE IS SUBJECT TO, AND TOGETHER WITH a certain oil and gas easement to Benchmark Resources Corporation, said oil and gas easement dated July 10, 1984, and
recorded in the Office of the County Recorder in and for Chisago County, Minnesota on September 18, 1984 as Microfilm Number 186516, said oil and gas easement assigned April 1, 1985 to
H & H Star Energy Inc., with said assignment noted as Microfilm Number 189661 in the office of the County Recorder in and for Chisago County, Minnesota.
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Kelly Hokanson – Property owner Kelly Hokanson is requesting approval of the Preliminary Plat of Hokanson View involving the 
creation of one 8-acre lot from a 198.03± acre tract of land. The subject site is zoned Agricultural (AG) District and generally 
located approximately one-third of a mile east of Government Road / CR 57 on the north side of 460th Street in Sunrise Township, 
S12, T36, R21 (PID 09.00523.10). 

Hokanson Property -  
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RESOLUTION NO. PC2023-0903 
 

A RESOLUTION OF THE PLANNING COMMISSION OF CHISAGO COUNTY, MINNESOTA, 
RECOMMENDING APPROVAL OF THE PRELIMINARY PLAT OF HOKANSON VIEW  

 
WHEREAS, property owner Kelly Hokanson submitted an application dated received August 1, 2023 and 
considered complete on August 4, 2023 for the Preliminary Plat of Hokanson View; and 
 
WHEREAS, the property owner desires to create one buildable parcel from the 198.03± acre subject site; 
and 
 
WHEREAS, the subject site is generally located approximately one-third of a mile east of Government 
Road / CR 57, approximately 1.1 miles west of the St. Croix River, on the north side of 460th Street in 
Sunrise Township and is zoned Agricultural (AG) District; and 
 
WHEREAS, the subject site is legally described as: 
 

PID 09.00523.10 
All that part of the Northwest Quarter of Southeast Quarter of Section 12, Township 36, Range 21, 

Chisago County, Minnesota described as follows: Beginning at a point on the South line of said 
Northwest Quarter of Southeast Quarter, 617 feet East of the southwest corner thereof; thence North 
31 degrees 23 minutes East, 718 feet; thence North 45 degrees 58 minutes East, 450 feet to a point on 

the East line of said Northwest Quarter of the Southeast Quarter, 389 feet South of the northeast corner 
thereof; thence North along the East line of said Northwest Quarter of the Southeast Quarter to the 

northeast corner of thereof; thence West along the North line of said Northwest Quarter of the 
Southeast Quarter to the northwest corner thereof; thence South along the West line of said Northwest 
Quarter of the Southeast Quarter to the southwest corner thereof; thence East along the South line of 

said Northwest Quarter of the Southeast Quarter to the place of beginning, containing 31.30 acres, 
more or less. 

 
And 

 
All that part of the Southwest Quarter of the Southeast Quarter of said Section12 described as follows: 

Beginning at a point on the south line of said Southwest Quarter of the Southeast Quarter, 237 feet East 
of the southwest corner thereof; thence North 14 degrees 40 minutes East, 481 feet; thence North 6 
degrees 47 minutes West, 270 feet; thence North 20 degrees 14 minutes East, 603 feet, to a point on 

the North line of said Southwest Quarter of the Southeast Quarter 540 feet East of the northwest corner 
thereof; thence West along the North line of said Southwest Quarter of the Southeast Quarter to the 

northwest corner thereof, thence South along the West line of said Southwest Quarter of the Southeast 
Quarter to the southwest corner thereof; thence East along the South line of said Southwest Quarter of 

the Southeast Quarter, to the point of beginning, containing 10.95 acres, more or less. 
 

And 
 

The Southwest Quarter of said Section 12, EXCEPTING THEREFROM the East 430.00 feet of the West 
731.00 feet of the South 212.00 feet and the East 300.00 feet of the West 1031.00 feet of the South 

423.00 feet of said Southwest Quarter. 
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ALL OF THE ABOVE IS SUBJECT TO, AND TOGETHER WITH a certain oil and gas easement to Benchmark 
Resources Corporation, said oil and gas easement dated July 10, 1984, and recorded in the Office of the 

County Recorder in and for Chisago County, Minnesota on September 18, 1984 as Microfilm Number 
186516, said oil and gas easement assigned April 1, 1985 to H & H Star Energy Inc., with said assignment 

noted as Microfilm Number 189661 in the office of the County Recorder in and for Chisago County, 
Minnesota. 

 
WHEREAS, notice was provided and on September 7, 2023 the Planning Commission conducted a public 
hearing regarding this application, at which it heard from the Land Services Coordinator, the applicant 
and/or property owner, and invited members of the public to comment; and 
 
WHEREAS, the Planning Commission finds that the Preliminary Plat of Hokanson View is consistent with 
the intent of the County’s Zoning and Subdivision Ordinances. 
 
NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF CHISAGO COUNTY, 
MINNESOTA, that the request for Preliminary Plat is hereby recommended for approval, subject to the 
following conditions: 
 
1. The Preliminary Plat of Hokanson View is approved per plat drawing dated signed July 31, 2023 and 

amended on August 3, 2023. Any significant deviation from the approved plat drawing, except as 
noted herein and as determined by the Department of Environmental Services, shall require further 
review by the Planning Commission and approval by the County Board. 

2. The applicant shall obtain all necessary and applicable permits from Federal, State, and County 
jurisdictions for any wetland impacts prior to commencement of development.  

3. The applicant shall submit request for Final Plat within one year following approval of the 
Preliminary Plat unless an extension of time is requested by the applicant and granted by the County 
Board upon recommendation of the Planning Commission. 

 
 

Adopted by the Planning Commission of Chisago County, Minnesota,  
this 7th day of September, 2023. 

 
    
 Chris DuBose __________ Dave Whitney __________  
 Eric Leivian __________ Jolene Wille __________ 
 Jim McCarthy __________ Chip Yeager __________ 
 John Sutcliffe __________  
 
 
 
______________________________ ATTEST: _______________________________ 
Chip Yeager  Beth Gervais   
Chair   Land Services Coordinator  
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